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Introduction

Energy use in buildings accountsdeer80% ofgreenhouse ga@&GHGEmissions ilCambridgé.In order toaid in planning

for improved building energy performandbge City of Cambridge adopted the Building Energy Use Disclosure Ordiance,
or BEUDO, in 2014 to collect eneimyd waterrelated data from commercial and institutional kdiiigs greater than
25,000 square feet (SF), and residential buildings with greater than 50 units per 2ooghined, BEUD@porting
parcelsare responsible for ovet0% of Cambridge GHG emissions from buildifilgs.City of Cambridge's Net Zero Action
Plar® also suggests several actions to support energy reductions in large buildings in the City, inchediding BEUDO

to incorporateperformance requiremers, and implementinga voluntary comprehensive retrofit program. The City of
Cambridge aims to a@ve carbon neutrality by 205@equiring aggressive levels of energpd GHGavings.

To achieve the goals of its Net Zero Action Plan and to encourage buildings subject to BEUDO to take steps to significe
reduce their energy use, the City conductessearch, qualitative analysis, and stakeholder engagement to inform the
development ofavoluntary, comprehensive retrofit programThis work seeks to helildingownerssubject toBEUDO
requirementsbest utilize MasS$ave and other stater utility programs to achieve deeper energy retrofits. These retrofits
can help BEUDO buildirmgvners meet and exceed potential BEUDO performance requirements and enable the deep
carbon savings necessary to mée¢ / A (cBr@té mitigation goals.

The prgposedcomprehensive retrofit prograns ian initiativeto provide resources to building owners to help thachieve
significant energy savingdhe program will bedministeredby the Cityin partnership with Eversource and BEUDO
stakeholdergogetherplaying anactive role irits developmentand implementationServicess A f £ 0 dzA £ R dzLJ2 ¥
existingenergy efficiencyfferingsthrough Mass Saweith a greater emphasiglacedon improvng thecustomerintake
processgconductingtargetedoutreach,education and training, angrovidingincreased technical assistanfa building
owners Eversource intends to providenantake ordconcierge resourcethat will act as a guide and an advidor
achievingdeeper energy saving In addition, Esrsource willfacilitate a Cambridgecentric communication process that

will includethoseintake resources, marketing material and project documentation services to inform BEUDO reporting
customers of their program optionanda means oghaiing best practices.

The engaged parties have drafted thigplementation Supportl&nin an attemptto outline the intent to supporefforts
and provide resourcaswardsmutually aligned goalsthe currenimplementation Supportl&n, which was drawn up in
coordindion and a spirit of collaboratiorrepresents this intention and does not constitute a legally binding arrangement.

1 https://www.cambridgema.gov/CDD/climateandenergy/greenhousegasemissions/communityemissions

2 https://www.cambridgema.gov/CDD/zoninganddevelopment/sustainablebldgs/buildingenergydisclosureordinance.aspx

3 www.cambridgema.gov/netzero
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City of

Concierge Cambridge

Stakeholders

Figure 1. Proposed Alignmeof Rolesfor the Comprehensive Retrofit Program

The voluntary comprehensive retrofit prograntludes three components, which are outlined further irstteport:

1

Intake ProcessBuilds upon and streamlines existing intake processes for accessing available energy efficiency
and clean energy incentive programs, with a focus on identifying apptepriganizational contacts and

entities to include in outreach.

Outreach,Education, and Trainingrovides outreach and education for property owners, corporate staff,

facility managers, and tenants on the benefits of energy efficiency and availabl¢ivecand finance offerings

in the Commonwealth.

Technical Assistancédelps building owners and tenants use programs and incentives which can drive more
comprehensive energy efficiency and clean energy investments.

This report is structured in three parts and includes:

Aprocess summargf the research and stakeholder engagement used to inform the program design
Thestructure of the proposed voluntary comprehensive retrofit prograinK I & £ A3y a A GK
Action Plan, including desired improvements of the intake process, technical assistance, and training and outrea
components of existing programand

Animplementation plan with assigned roles and actiofisr the Ciy, Eversourceand building owners.
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In the fall of 2018, the City launched a series of intervialesk researchiour stakeholder workshops, arfdur focus
groups to inform the development @ voluntary, comprehensive retroffirogram.The Carhus Group and the Institute
for Market Transformation (IMTyere selectedo help facilitate and guide thitakeholderdrivenprocessThe approach
wasto build upon existing utility and statievel offerings for retrofitso facilitate deeper levels ofreergy savings in BEUDO
buildings The goals of the stakeholder procgssst practices researatf peer city programsand data analysis of BEUDO
buildingswere to:

Research the needs of the market through stakeholder interviews, workshops, and focps, grou
Research state, local and national performaiesed incentive programs

Engage landlords and tenants on barriers to deep retrofit implementatod

91 Develop a voluntary comprehensive retrofit program with stakeholder collaboration

=A =4 =4

Real estate inveément trusts (REITs), mulémily building owners, higher education campuses, commercial office
property owners and their tenants, energy efficiency experts, utilities, city and regional actors, and laboratories were
some of the major stakeholders invotvén the process. Their feedback was captured through interactive facilitation
methods and summarized in memos, slide decks, aodncept mapping exercises. During the iterative process,
stakeholders were kept informedf progress and given opportunities to provitkedback on the development of the
voluntary retrofit program concept.

Intake Interviews

The stakeholder collaboration procebsgan withfour selected stakeholder interviews tmform the content of the
workshops. Interviewees included representatives from the finance sector, an energy efficiency provider, a large tenal
and ®mmercial building owner, and agnergy utility. The nterviews were intended to gauge how familiar different
stakeholders were with existing incentive and finance programs for energy efficiency and how the programs are utilize
by BEUDO buildingwners The information helped the Citgentify current succeses and areas of opportunityamg

with program gapghat shouldbe addressed by the retrofit program. Interviewees noted that there is confusion around
what programs and sources of funding are availablbuiding ownersStakeholderslso sharedhat there are barriers

to deep retrofit implementation including lack of customeparticipation orbuy-in, competing prioritiestiming of
incentivesack of flexibility in vendor selectioand uncertainty in anticipated energy savings over time.

Workshops
Beginning in November 201&lrawing uponthe information from the intake interviews, the City of Cambridge held a
series of four workshops with key stakeholders to inform the direction of the voluntary, comprehensive retrofit program.

Workshop 1c November2018:¢ KS FANB G ¢2NJ aK2L) a2dza3Ka4d G2 SadlofAak
objectives and existing and proposed energy efficigmmgram offeringsin the 20192021 MassachusettShree Year
Energy Efficiency PldThe City and its consultanthe Cadmus Group, presented research on the perceived barriers to
energy efficiency retrofit program participation. The workshop collected valuable feedback on stakeholder experienc
with existing energy efficiency and incemiprograms and the needs that a voluntary comprehensive retrofit program

4 http://ma -eeac.org/wordpress/wgontent/uploads/Exh.1-Final-Plan10-31-18-With-Appendiceso-bulk.pdf
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should address to increase participation for BEUDO buildBig&keholdes noted that key challenge® participation
included

1 Themisalignment of energy audiiming with building evner capital planningycles
1 Lack d staff capacity and technical proficientwysupport energy auditsand
1 Lack ofgeneralawarenes®on available programs

Stakeholders exgssed the needor improving progranparticipationby increasing outreach touild awareessaround
existing programs, ackagngincentivesthat address both energy and naemergy benefis,andbenchmarking to provide
indicationsof success opotential segments to target! y A YLIEZ2 NI yiG 2dzi02YS 2F GKAA
demonstratedinterest in technical assistance or concierge ses/ioehelp people and organizations interpret energy
audits and connedhem with local and state resources

Workshop 2¢ December2018: This workshop provided stakeholders with an understanding of available pathways,
incentives, and options for improving program delivery to meet the needs discussed in Work3tagpdityand Cadmus
presented research on the quantitative analysis @ambridge BEUDO buildings' energy consumptmridentify
opportunities for energy reduction within Cambriddeuildings and the potential programmatic pathways for
incorporation into a retrofit program. Greater emphasis was placed on the purpose, @sorind direction of a retrofit
program to drive later iterations of the concept. The City and Cadmus presented a multitude of potential programmati
offerings and examples of how these programs work in the marketplutesuite of eight pathways included

1 Concierge NavigatorHelpingbuilding owners and tenantsavigate existing programs and connect them with
resources includingnhanced energy audits, capital planning coordination, @radslating audit results into
actionable measures.

1 Training andWorkforce DevelopmentTrainings for buildingperators including existing members of industry
and new facilities personneas well asnternal education on thédenefits ofenergy efficiencyetrofits to gain
traction internallyfor longer payback projés.

1 Point-of-Sale:Program to intervene and captutmiyergattention to encourage or require implementirmergy
conservation measurgg&CM3at property timeof-sale or changeover

1 Bundling and Turnkey SolutionsPackaging prescriptive incentives for goon retro-commissioning (Rcx)
measuresfor targeted facities and expandingfferingslike theNational GridustainableOffice Design prograrh
to other building segments

1 Changes in Incentive DeliverfExploring alternatives to prescriptivebates includingpay-for-performance
models andncentives for early replacemeiricentive delivery.

1 Green BankProvidefunding to seek low interest loans for efficiency upgrades and support for energy efficiency,
renewable energy, and water investmentith demonstrated returns on investment (ROI).

1 Beyond EfficiencyA connecting point to building electrificatipnenewable energy generation, ailde water
energy nexus

5> The Sustainable Office Design Program offered by National Grid is a tenant fit out program for commercial office space. The
offering is a performancbased lighting design approach for energy cost savinlgmsed spaces. More information is available
on the National Grid websitétttps://www.nationalgridus.com/ProNet/EfProgramsSolutions/Lightine_ightingControls

4
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I a-RONI O ¢ SESNDansy warksBop BaRicipankshelithree most peferred programs for further
research and refinement weréraining and workforce development, the concierge navigator, and beyond efficiency

Workshop 3 March 2019:The objectives of the March workshop were to revisit #takeholder selectegrrogram
concepts covered at the previous stakeholder meetmgl note progressinceWorkshop 2 The Institute for Market
Transformation (IMT) presented itSriving Efficient Energy Performanc®BEEP concept, a potential deep energy
efficiency financing prograrthat could particularly servesmall and mediunsized buildingsn Cambridge Eversource
alsopresented its custom retrofit program and other existing offerings. The discussion that followed these presentation:
identified existing opportunities within thexistingCustom Retrofit Program and Equipment and Systems Performance
Optimization (ESP@®ogram for increased use and/or enhancemefhese opportunitiegncludean improved intake
processjncreased technical assistance capacity, nedorovision of aditional training Eversource agreed to work with

the City and stakeholders to build a more robust system of offerings that incorporates concepts of a concierge navigat
model, technical assistance, and an improved intake process into the existingkhasprogram.

Workshop 4¢ May 2019:This meeting sought to define the commitments and roles for the City, Eversource, and
stakeholders for successful program rollout and to clarify fiean next steps for delivery of increased energy efficiency
savingsin BEUDO reportinduildings over the next one to two years. Throughout the series of workshops, the
stakeholders articulated barriers to accessing energy efficiency programs and potential sdlutibase barriers Their
feedback can bgrouped intothree primary retrofit program components or pathwaysn improved intake process,
additional education and training, amacreasedaccesdo technical assistance. The City and Cadmus developed strategies
and actions for theseomponentsto improve existing ppgram processes that would then yield increased adoption of
RSSLISN) SySNHe NBGNRTFTAGad ¢2 ONBFGS + GAF6ES LINBPBIANIY
participating stakeholder group were identified:

9 City of Cambridge Localoutreach and other supportelated to stakeholder engagementand hosting and
maintaining resources.

9 EversourceDevelop and administer a Concierge resource, whiokeis to be a single point of contact that will
act asa guide and advisor to engagestakeholdersand BELDOreporting building ownersparticipating in the
Support Plan

9 Stakeholders Commit to implement energyefficiency building retrofits and leverage relationships and
experience and informthe development of the Concierge program.

FocusGroups

In March 2019, Cambridge, Cadmus, and IMT convemedfbcus groups, one with offidenants andanother with multi

family building owners to supplement feedback from the workshofdditionally, a lab tenant focus group was
coordinated by the Conget for a Sustainable Futueed observed by the City and Cadniasllowing the third workshop,
Cambridge, Cadmus and Eversource convendéough focus groupwith key stakeholderdo elicit feedback on the
proposed program model.The responses fronthese groups helped inform the purpose and direction for the
comprehensive retrofit prograrproposal Thefocus grougincluded perspectives fromvide variety ofoffice tenantsand
multi-family building ownerand includeddevelopers, architecture and emgiering firms, tech companies, commercial
office, coworking spaces, and laboratoridZarticipants expressed the need for consistent internal and external contracts
F2NJ ASYSNIf STFFAOASYO& LINPIANFY ljdzSaidAaya alyirRs éNRay?2 d3NIS
and increased building operator training.
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OfficeTenant Focus Group

Thefour tenants who participated were knowledgeable of local opportunities from Mass Save and Eversource to reduc
their energy consumption They rely primaly on their internal teams and outside consultants to investigate and
implement energysaving solutions. From their perspective, and perhaps due to their inglelease structure,
engagement with landlords is typically skiitiated to get traction ona specific energy efficiency opportunity. The
participants were interested in the concierge navigator concept and were generally open to landlords taking the initiative
to explore whole building energgaving opportunities. The participants felt these capits couldfurther lend themselves

to landlordtenant collaboration, green leasing, or peer learniRgedback gathered from thenants helped to further
developand refine conceptsrelated tolandlordtenant outreachandwhole building, long term planng

Multi-Family Focus Group

During the multifamily focus group, théour organizatiorl participantst G  § SR G KF G (KS& KIF R- G ]
KFEy3aAy3a FTNHAGE FNBY al &da that ddcper tebBtTaxehatdesto impleinensaihitsyiugng f S
over quickly. These building types prefer to implement measures that have paybacks of three years or less and larg
investments are typically based on capital planning cycles, building haeedsxpected returns. Similar to thafice
tenantfocus group, the participants were interested in the concierge navigator concept because they desired consistent
in knowing whan to contact for help with decisiemaking Feedback gathered from thaulti-family focus grougelped

to inform the development ofconcepts related tavhole-building long term planningargeted trainings for building
operators, andthe need for asingle point of contact.

Lab Tenant FocuSroup

The twenty plus attendees who participated in the Net Zero Labs (NZL) focus group meeting were all knowledgeable
of the challenges and opportunities for improving laboratory energy efficiency in Cambifidgeipantsdentified
ventilation andimprovedcommunication and collaboration between tenants and landlords as two significant
opportunities for energyuse reduction in labs. From their perspective, opportunities to decrease ensayelated to
ventilation included reducing ventilation levels in-bfiurs with improved technologies, sizing ventilation systems
appropriately in the engineering phases of the project, and optimizing ventilation cycles on a case by case
basis. Additionally, tenantshouldto communicate their sustainability goals to builgiowners very early in the
planning process and improve their internal marketing and selling to gain internahay retrofit projects. Feedback
gathered from the participants was intended to set the stage for future discussions and to help idddtifgraal action
items for the NZL working group.

Proposal Focus Group

In May 2019, between Workshops 3 and 4, Cambri@geimusand Eversourcield a focus groupvith five
stakeholdersvhoNBS LINS A Sy i a2YS 27F /I Yo NA R3S Qsto dollediFaRehalderdeddbdciR A Y
on a straw proposal for theomprehensive retrofit prograrthat was developed from the workshops and focus group
sessionsThree pathways were highlighted, including impngrthe intake process, increasgy technical assistance
capacity and providing additional training. The lab and commercial office attendees stressed the need to use available
BEUDO data to targéiildings with high savings potenti@le., the lowestperforming buildings)gain greater

engagement with vendors, and pinpoint the right champion to lead energy efficiency activity at the buildin§ dewusl.
groupfeedback was used turther inform the prioritization of elements and actions to include in the program,tand

help identify paential contributions andoles stakeholdersanfulfill as part of the program.
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The comprehensive retrofit program design, presented below, thasesult ofa series of dialogues summarized above,
best practices from other energy efficiency programs adthe country, an® S NE 2 dZNDS Q& SELISNRA Sy
commercialand residentiabuildings via Mass Sav€he programstructure builds upon the Mass Save prograrwith
greateremphasis onmproving Mass Save programtake for commercialand resi@ntial buildings impacted by BEUDO

increasedaccess to efficiency incentives which go beyond thelanwging fruif and access tadditionaleducation and
trainings
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Program Structure

Building on the stakeholder feedback and best practices researclsdtii®n introduces a proposed program structure
for a voluntary comprehensive retrofit program for BEUDO buildings in Cambfidggrograms designed to address
stakeholder needs for increased clarity and communication for energy efficiency offéniragklitional to the breadth

of support Eversource will provide towards energy savings effarssourcewill providea conciergeor intake
resourceto serve as aingle point of contact that will act as a guide and advisor to engag@holders and BEUDO
reporting customers participating in the comprehensive retrofit prograitme proposed program structure contains
three components. These include:

1 Intake ProcessBuilds upon andtreamlines existing intake processes for accessiadadle energy efficiency
and clean energy incentive prograymgith a focus on identifying appropriate organizational contactd
entitiesto include in outreach.

9 Outreach,Training and EducatiorProvideoutreach and education for property owners, corpte staff, facility
managers, and tenants on the benefits of energy efficiency and available incentive and finance offerings in the
Commonwealth.

9 Technical Assistancédelps building owners and tenants use programs and incentives which can drive more
comprehensive energy efficiency and clean energy investments.

Eachprogram componenincludes a series of actions, which require a collaborative effort between the City of
Cambridge, Eversource, and BEUDO building owhbesroles for each group are identdiéor each actionthe lead
stakeholder for each action is indicated with an asterigkctions are classified as either ndarm, definedasoccurring
by June 2020, or mediuterm, occurring between July 2020 and December 2022. This distinction helpifyidérat
actions can be undertaken more immediately, and othehéchcould informthe next Massachusetts Energy Efficiency
3-Year Plamnd potentially be institutionalized for use across the Commonwealth, if succdRshdersan accesthe
complete tale outliningthe program components angctions in theFeedback Mapping Roles Matrappendix of this
report.

Intake Process

The goal of the intake procesemponentis to improve and expand efforts to el BEUD@eporting buildings in

energy efficiencyprogramsandgreenhaise gas reduction projectsy identifying critical contacts for outreacBoth

building owners and tenants expressed a need for consistent internal and external contacts for general energy efficienc
program guestions and identified a need for increasett@ach and engagemeritom the Mass Sav@rogram

Administrators Thiscomponentseeks to addresgaps inawareness oéxistingprograms byidentifying contactand
conducting outreaclon energy efficiency and clean energy prograhm®ugh multiple channeléseealsoComponent 2:
Outreach, Training, and Educat)oiffhiscomponent draws upon existing relationships between the City, Eversource,

and building stakeholders and utilizBEUDO data to target building subsegments for energy efficienggmentation

In addition toidentifying contactsthis component also includes limited informational outreach.

The Intake Procesomponentconsists oSixactions. These actions, and taecompanying roles for the City,
Eversource, and building owners, include the following:

Near Tern{July 2019une 2020]

1.1 Identify Organizational Contact&nroliment in and engagement with energy efficiency programming is often
contingent upon buildingwners and tenants having ttp-date program information. However, the person best suited

8
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to manage the energy efficiency project process within each organization varies. To ensure each organization has the
appropriate information and that this informatioreaches someone with the capacity to act, the City, Eversource, and
building owners must work to identify these contacts. Stakehadeted that having more than one contact within an
organization also improves the likelihood of energy efficiency implaation, especially with smaller organizations

where there may not be dedicated energy efficiency staff. Contact identification involves both specific contacts (e.g.,
BEUDO reporting contacts) and generatirgptabaseof the types of positions (e.gadlities managers, regional
management) associated with tenants and building owners for outre@ohsistent with existing energy efficiency
implementation strategieand methodologiesEversourcaisesenergy consumption data thelptarget buildings for

energy efficiency outreaghandaims toidentify the appropriate contacts from those organizations.

1 City of Cambridge: Identify organizational contacts for outreableginning with BEUD€porting contacts
maintain master list

1 Eversourceldentify types oforganizational contacté.g. asset managerg)r outreachbased on experience with
previous custmerscontactsto add to the master list

1 Building Ownersldentify appropriate internal contacts to receive correspondence from Eversoutéha City
about energy efficiency offerings. Contacts may include asset managers, facility managers, and tenants, among
others.Analyze BEUDO data to identify targeted buildings for outreach.

1.2 List Design, Engineering, and Construction FirDesigngengineering, and construction firms, as well as other
vendors, frequently engage with projects that could benefit from energy efficiency incentives and programmatic
offerings. By maintaining an internal list of firms working on such projects in thef@gnobridge, the City cdre
better positioned toconduct outreach to ensure they have the latest program information to sharelwitding
owners

1 City of Cambridge: Maintain a database of design, engineering, and construction firms and veengagied in
energy efficiency projects in Cambridge to periodically update on current energy efficiency offerings.

1 EversourcePeriodically provide updated vendor lists to the City to add to the outreach database

9 Building OwnersAnnuallyprovide the Cityist of firms involved with their energy efficiency projects to add to the
outreach database

1.3 ldentify Local OrganizationsTo facilitate conversations about energy efficieang clean energwithin the broader
BEUDO building owner communitize City Eversourceand BEUDO stakeholdestsouldidentify a series of local
organizationgositioned to engagéhis community. Both building owneesnd their tenants should be considergas
tenant operations also play a role in energy efficiemeglementation. Local organizations, suchiagustry,
professional, and trade organizatiolgveregular meetings at which the City or Eversource can presetliese
contacts can be used to distribute information among their membelsmbership of these om@nizations typically
includes a wider range giositions, as opposed to strictly building operations or facilities staff, which is valuable in
pitching energy efficiencwithin an organizationOtherorganizationgor which contacts should be identifieddludethe
Chamber of Commeraegr business improvement district€ritical fnancial institutionsand real estate brokersan also
be identified.

1 City of Cambridge: Identify local organizationsf which building owners may be a part, utilizing resourcesifthe
Chamber of Commerce and any existing business improvement distnaistain a master list of contacts

1 EversourceSupport the identification ofocal organizations of which building owners may be a.part

1 Building OwnersProvide contacts folocal organizations of which their staff are members
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1.4Improve Utilization of Existing MOUsA number of larger building owners have existing Memorandums of
Understanding (MOUSs) with Eversource. These are strategic engagewintaulti-year engagemenperiods, which
outline commitments from both Eversource and the customers on budgets, incentives, and energy savings project
targets. As part of a comprehensive retrofit program, Eversource will contineegage existing MOU customers and
look for waygo improveutilization byexploling deeper, more comprehensive approaches to building retrofitanage
and trackprojects planned for the next-2 years, and ensure projects are completed.

1 Eversourcé: Continue to workwvith and work toincreaseenergy dficiency programutilization among existing MOU
customers by understanding projects in the queue, exploring comprehensive approaches, and tracking project
implementation consistenwith the existing customer agreements

1 Building Ownersincreaseprogram utilizatiorby proposing and planning new projects, where applicable.

1.5Develop and Maintain Relationshipg he relationshigased structure of MOUs can be transferred to #d@U

customers as well. Eversource will engage BEUDO buildingrs that have been active in retrofit program stakeholder
discussions by working to understand past program participation, building type, and any existing barriers. By developin
and maintaining regular relationships between these building owners ang&wee, Eversource can encourage

program participation anénlist customer commitment comprehensiveaetrofits.

9 Eversourcé: Consistent with existing energy efficiency implementation strategiesmethodologie$or
developing and maintaining relatiohips, Eversource will work to identifygilored, scalabl@pproaches tengage a
range of customerand, where deemedappropriate, aalyzeretrofit program engagement historgnd building
types tofacilitate this

T Building OwnersEngage with Eversource duwscommit to undertaking additional building efficiency projects and
confer with Eversource before beginning new projects.

1.6 Target New Buildings for Engagememihe existing BEUDO dataset can be used as the starting point to identify and
engage BEUDO itdings with large potentials for energy savings. Eversocacéeverage this data along with data on
historical Mass Save engagement to identify and reach out to owners of buildings that have particular potential to
further utilize Mass Save resourcesrémluce energy use and GHG emissions.

1 Eversource*Consistent with existing energy efficiency implementation strategiesmethodologieor targeting
new buildings for engagemenEversource will work to identify tailored, scalable approaches to engeayega of
customers angwhere deemedappropriate analyze BEUDO and Mass Save data to target and reach out to high
potential buildings for energy retrofits.

1 Building OwnersEngage with Eversource and commit to undertaking initial buildffigiency projects.

MediumTerm[July 2028Dec 2022]

1.7 Track Building and Renovation Permitdew construction and renovation projects require contractors to file for
permits from the City before beginning work on behalf of building owners. By tragkindiles for these permits, the

City can build out its contact list and conduct targeted outreach on related efficiency programs. However, by the time
the permit is filed, it may be too late to influence the current projeedwould instead provide infenation for future
projects undertaken by the building owner.

1 City of Cambridg&: Maintain the list ofprojects for which permits have been filedd follow up with relevant
energy efficiency program offerings

1 EversourceConsistent with existingnergy efficiency implementation strategiaad methodologies, Eversource
will work to continue customer engagemetat drive program participation angthere appropriate maintain

10
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engagement with this list, in the event there is opportunity for the New @anton team to assess energy savings
and incentive potential.

1 Building OwnersBefore filing permits, building owners and/or their contractors should contact the City about
available resources and incentives for the proposed project.

Outreach, Educationand Training

Throughout the focus groups and workshops, both BEUDO stakeholders and tenants had some unfamiliarity with the
depth of availableenergy retrofitofferings in the CommonwealthVithin the tenant focus groups and woitksps

a0l 1SK2t RSNBR 6SNB dzyl g NB 2F GKS (62 | @FAflFofS LINRIN
such as th&equipment & Systems Performance Optimiza{il@8PO program) and called for additional training,

education, and outreach. Beyond undtanding program availability and which programs may best match facility needs,
stakeholders also indicated that though energy efficiency and renewable energy projects deliver cost savings, they still
encounter barriers making the internal pitch for engrigvestments, particularly for the types of longeayback and

higher expenditure conservation measures that could be included within a comprehensive retrofit. Stakeholders
emphasized that additional outreach and education opportunities should be tardeteards financial officers and

other corporate staff and not just property managers or facilities managers, who often interact more with the existing
programs through MasSave, Massachusetts DOER, and o#ixéting offeringsThis would help create mokauy-in

anda culture of energy efficiency throughout organizations.

In addition, as energy efficiency technology has matured, many energy conservation measures are now integrated witt
automated control software, advanced building management systemsptrad emerging technologies. This dynamic is
increasing the complexity of managing a building and delivering expected energy savings. Stakelsoldenshasized

the need for expansion of trainirand educatiorfor building operators and continued workfe development to

ensure that there is sufficient talent within the region to help support kighforming buildings.

Based on this feedback, the suggested solutions withirGtbeeach, Education antrainingcomponentincludeseven
actions. These actian and the accompanying roles for the City, Eversource, and building owners, isigluelar-term
actions for completion by mi#020 andone mediumterm actions, which if successful could inform the next
MassachusettI hreeYear Energy Efficiency Plan.

Near-term [July 2019June 2020]

2.1 Resource HubThe policy, incentive, and financing environment for energy efficiency and renewable energy in the
Commonwealth is highly dynamic. Incentive and program availabditghange witha newMassachusettshree-year
energy efficiencylanning cycleregulatory, or policychanges. To help BEUDO building owners and tenants gain a
comprehensive understanding of currently available options, the City of Cambridge wiNélostsourcesand
materialswith information about available programs in the Commonweddthefficiency energy optimization/strategic
electrification, active demand reduction (ADBRhd renewablenergy Eversource providenformational resources
available via the MasSave websitand any spplemental resource or offerings available to the comprehensive
repository, and Cambridge will add additional resources beyond the scope of the Mass Save program

11



CADMUS

1 City of Cambridg&: Maintain resources and/or documentation for available energy efficieglegtrification,
and renewable energy programs in Massachusetts and make publicly avahablehthe/ A G& 2F /I Yo
Community Development Department Webstte

1 EversourceProvidematerials that summarize Eversource offerings for eneffigiency ADRandenergy
optimization, otherwise referenced as strategic electrification.

2.2 Digital Communication and Outreachhe City of Cambridge and Eversourceaaititinue tocollaborate to develop
digital communicatiorandmarketing strategyising a Cambridgspecific marketing approachs outlined in Actiosl.1
and 1.6 the Cambridgespecific plan can leverage BEUDO data to tamgfedfit candidateshased on building type and
EUI relative to other Cambridge buildings of that type. Informmatia energy efficiency programs should be included in
the BEUDO reportingutreachpackage.

91 City of CambridgeReview existingommunications (e.g., newsletters, reminders) to determine if there are
opportunities to include energy efficiency program outrba

1 Eversourcé: Supportenergy efficiency marketing and social media efforts through the existing program
framework as deemed practicablnd approved by\ersourcemarketing and which mayniclude Cambridge
specific considerationas part of upcomingnar] SG Ay 3 | YR 2 daicNd® la GoRmuinitphBsgdsdcialK &
marketing plarto market efficiency solutions to specific customer segments

2.3 TargetedEducation To build capacity, the City and Eversource are committed to developinguayading trainings

for tenants and small building ownet utilize the energy efficiency programBopic areas could include deep energy
NEGNRFAGAS NBYySoloftS SySNHe LINRPOMINBYSYi(i>X FyR K2g (G2
indicated that there are limited windows to comprehensively address energy in tenant spaces, and that most work
occurs during the fibut process. As this window is short, increasing outreach and education to larger tenants is crucial
to improving efficiencyn those spaces. Tenants could be reached via the outreach channels identified in the Intake
Processomponent such as local trade, professionad,industry organizationE BEUDO stakeholders also indicated this
outreach and education could be benefidiad larger facilities after major measures are installed to help staff

understand the benefits of the system and operating parameters

9 City of Cambridge: Support outreach efforts by Eversource and BEUDO stakeholders. This could include providing
information about incentives and trainings in BEUDO reporting communicadimhéelping to organize target
outreach opportunities

1 Eversourcé: Consistent with existing energy efficiency implementation strategiebmethodologies, Eversource
will work to contine engagenent of small businesses on energy efficiency through a range of channels, including
industry organizations, the Chamber of CommeMaijn Streets effort@ind business improvement districts.

1 Building OwnersParticipate in outreach by sharing exjgrces with energy efficiendiiroughindustry
organizations, the Chamber of Commerce, and business improvement diatrictttending outreach events

2.4 Industry Engagement:Architects engineers project designers and constructiéinms are actively working in

buildings throughout Cambridge on retrofits, new construction and the design of tenant spaces. These stakeholders
have an opportunity to incorporate best practices in energy conservatiortliir work and also reach smaller business
and building owners who may not be engaged in Mass Save or @hewable energyprograms. To help improve

6 www.cambridgema.gov/EnergyRetrofitProgram
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uptake of best practices, Eversource will develop targeted outreach and engagement with architeetgyareers on
available efficiency programs for new construction, retrofits, and tenasiuis, as is consistent wittmplementation
support practice

1 Eversourcé: Consistent with existing energy efficiency implementation strategiesmethodologies,
Ewersource will work to continuavhere appropriatefo conduct outreach to area architegtdesign firms, and
engineers

1 Building OwnersEngagearea architects, design firms, and enginefersinput on efficiency approaches and
encourage them to pursue edational opportunities

2.5 Operator Trainings TheCity of Cambridge is in discussions with Eversource about expanding their existing Building
Operator Certification (BOC) training sessions being held in Boston to Cambridge stakeholdpregiidis helps

building operators understand the latest best practices in building controls and would help deliver energy savings from
improved efficiency in HVAC systems, lighting and other aspects of thediy operations of buildings'he City and
Evesource should tilize this existing momentum tdroaden implementation in Cambridge.

91 City of CambridgeWork with Eversource to host BOC sessions for the City of Cambridge; provide guidance on
tailoring to any Cambridgspecific content or needs

1 Eversoure*: Consistent with existing energy efficiency implementation strategiesmethodologies,
Eversource will work tprovide workforce development and training opportunities.

1 BuildingOwners Enroll building operators imaining session®nce available

2.6 Peer LearningThere are many buildings within Cambridge that are already successfully reducing their energy usage
and greenhouse gas emissions through investing in energy efficiency and renewable energy. These projects and the
success of these investmenare not always well known within the building community, to Maasge, or to the City. The
BEUDO stakeholders expressed that peer learning is critical to the uptake of new practices. The stakeholders shared t
it is often easier to get buin for energy investments if there is a successful finsbver. Through thisomponent

stakeholders and Eversource would develop case studies of buildimtige short term, these case studies will describe
projects completed using existing pathways, while caseistudeveloped in the medium term will highlight projects

which successfully completed the proposed comprehensive retrofit program prodesse case studies would be

shared via peer learning workshopith segment specific industry organizations (e.g. et Zero Labs Working Group

or the Cambridge Compaad online distribution.

Roles:

9 City of CambridgeShare case studies developed by the City, Eversource, and stakeholders.

1 EversourceCollaborate with stakeholders to develop case studieslessbns learned for successful retrofit
projects.

1 Building Owners* Share and help develop case studies and lessons learned for successful retrofit projects to
share with other internal (e.g. finance departments) and external (e.g. vendors) stakeholders

Medium-term [July 2028Dec 2022]

2.7 Vendor Engagemdn Construction vendors are a critical component of energy efficiency delivery and
implementation, as they directly perform work on buildings throughout Cambridge. By engaging vendors on current
energy eficiency programs and offerings, vendors can be better positioned to recommended incentives to customers ot
propose building solutions that decrease energy use. Ssialeholdersexpressed that, in previous communications

with vendors, the building ownersall to initiate the conversation about energy efficiency and incentives with their
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vendors. By encouraging vendors to be proactive about energy efficiency, utilizations of programs may increase.
Additionally, there is potential for the concierge to evolatia vendordriven model over timéf the concierge
demonstratessuccessn increasinguptake of energy efficienagtrofits, increasing the importance of engaging vendors
early in retrofit program implementation.

1 Eversourcé: Consistent with existing emgy efficiency implementation strategiasd methodologies, Eversource
will work to, where appropriate, novide vendors with ugio-date program offerings anathen deemed practicable,
coordinatedirectly with vendorgo developtailored outreachapproaches to accelerate customer contact and
enrollment

Technical Assistance

Throughout the workshops and focus groups, both BEUDO stakeholders and tenants expressed the need for additiona
technical assistance resources to hefvigate Mas§ + S Q& LINPINI YYIFGAO 2FFSNAy3Ias
point of contactwhere building owners and operatsicanseekon demandechnicalsupportand guidanceto help

support theimplementation of energy efficiency retrofit8eyondnavigating existing programs and connecting them

with experts to providdo technicalguidance andgupportresources, stakeholders expressed the need for assistance in
translating the technical content provided in audits reports/investigations into chpi¢aning actions. They also

requested increased detail in audit reports and more detailed recommendations for implementing energy efficiency
measures they receive from audit reports.

2 KAETS Ylye 2F /| Y ordshureadbalding owndkEBhSpxiinarily dr théir®wrtinternal teams and
outside consultants to investigate and execute enesgying solutions to reduce operational costs, stakeholders
emphasized there are many BEUBEporting building owners who could benefit from incredsecesgo technical
assistance. Many BEUBEporting buildings lack the organizational staff capacity or technical expertise necessary to
navigate thecurrent landscape of energy efficiency programkeywould benefit from a onestop shop for

organizations toequest technical assistancadvisory service®ir aconcierge to help customers navigate existing
programs and connect building owners and tenants with energy efficiency resources and guide them through the
processThe City, Eversource and stakeholdeifi all play anactive role in the developmertf these program
components with Brersourceserving as the primary point of contdor service inquiries

The technical assistangeathway includegour actions designed to addrefise needfor stakeholdeswho maylack the
organizational support or staff capacityg receive technical assistanaad guidancaecessary to undertake
comprehensive building retrot These four actions are described below, as well as the accompanying roles for the
City, Eversurce, and building owners. They include one rAeam action for completion by mi@020 and three
mediumterm actions, which if successful could inform the next statewide Fiesr Energy Efficiency Plan.

NearTerm[July 201une 202Q]

3.1 Develop Catwidge-Based ConciergdNavigatinghe policy incentive and financing environments for energy
efficiency upgrades in the Commonwealth can be a resource and time intensive process for many BEUDS bailding
help BEUDO building owners and tenants who &a® or technical capacity to focus on energy efficiency retrofit
measures, Eversource wikvelopa Cambridgdasedintake support pathway otherwise referenced a€ancierge
resouice,to provide asingle point of contact that will act as a guigled advisoto engaged stakeholders and BEUDO
reporting customers participating in the support plaie Conciergwiill work to quickly connect a customer to the
appropriate Eversourcknplementationteam, program or participation pathway to develop anclement
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comprehensive energy efficiency projecthe Conciergwill be available on an ongoing basis if a customer or
stakeholder runs into barriers or challenges in navigating the program or in defining further resource needs to achieve
energy savings.nE Concierge will also be responsible for the feedback loop necessary to enskestiseurce
ProgramSupport Plan is meeting its intended goals.

This service will include a seriesppbgram component$o fill the gap for organizations that lack the gtaf technical

capacity to undertake energy efficiency measures and promote comprehensive building retrofit guidance. The Concierg
will include a Cambridgeentriccommunication procesthat will include dedicatethtake center resources (i..-800

number or websitg, marketing materiad, and project documentation servicés inform BEUDO reporting customess

their program options and to share best practicEsersource liaisons, account executives, and thady energy

efficiency consultants will ben-call to provide guidance throughout the process.

1 City of CambridgeHelp to guide and inform the development of a Concierge program along with Eversource
and BEUDO building owners.

9 Eversourcé: Consistent with existing energy efficiency implementastrategiesand program methodologies,
Eversource wikkndeavor to improve the customer experience and ease of engageamehas deemed
appropriate will @velop in coordination with the Steering Committee and the City of Cambyiatgk
administeran intake pathway(otherwise referred to as the Concierge or Navigator in this documeiired to
the support of this plan

1 Building OwnersHelp inform the development of the Concierge program by providing feedback throughout the
near andmediumterm phases of implementatigrutilize Concierge services to implement additional energy
retrofits.

Medium-Term[July 202eDec 2022]

3.2 Building Prioritization CriteriaTogether, colleges/universities and laboratories constitute 0% ®f CamNA RIS Q &
total building energy consumption, while offices and multifamily housing account for andiBeof total building

energy consumption. When combined, the energy consumption associated with these prapertypes comprise
approximately 80% dbtal energyusein the City of Cambridge and represent a key target demographic for maximizing
deeper energy savings in BEUDO buildings. Although colleges/universities and labs are already active and engaged in
energy efficiency pursuits, stakeholders sggortunitiesto increase the uptake of energy efficiency retrofits by
developing criteria for prioritizing buildings in large portfolios for energy retrofike prioritization criteria would

identify a number of measuieand attributes for implementatiorand auditsvould beconducted acrosselected
buildingswithin the portfolio. While some large building owners already possess the internal capacity to identify
priorities within their portfolios, developing portfolitocused buildingprioritization criteria can help some BEO
stakeholdersSpecificallyfacilities managersouldcoordinate with Eversource® lockin incentives aligned with current
capital budget gclesand planned O&M and maintenance schedules for portfolios of Imgjidi

1 Eversourcé: Consistent with existing energy efficiency implementation strategmesprogram methodologies,
Eversource will work tdrive appropriateprioritization oftargets, associatetesources, offers and relevant
programs tosupportcost effective delivery of projects at scale.

1 Building OwnersProvide support to Eversource on portfolio prioritization criteria development anpdeément
criteria for portfolios to select buildings to enroll in program

3.3 SegmeniSpecific Guidancethere area variety ofbuilding segment typegeportingto BEUDQvithin Cambridge,
including colleges/universities, labs, offices, multifamily housing account for approximately 80% of building energy
consumption while all the others {i2 schools, hospitals, hotefsarking facilities, houses of worship and data centers)
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are responsible for 20%Eachbuilding segmentype has itown unique set of challengeend needsthat must be
addressed in ordeio successfully reduce their energy usage and greenhousengasions

Large multifamily buildings and laboratories have different energy consumption profiles, and each requires a different
set of actions to implement energy reductions. Stakeholders noted that building owners could benefit from the
development andgrovision of segmenspecific technical guidance for owners, including segment specific retrofit
measures and engagement of segmapecific vendors. Segmenpecific guidancand prescriptive actionthat cater

to multifamily buildings, offices, and lataiories and universities would allow more building owners to undertake
SySNHe STFFAOASYyOeé NBUIGNRFAGAD 9y adzaNAy3a (GKS /2y OASNEHS
could help to identify common needs and issues among some datber building owners.

Eversource wilelpidentify specific building and customer typasad willguidethem into the appropriate program
types as certain customer/building types have unique programs and incentives associated with them, streamlining
participation. The building typeategorization is further defined in the Implementation Plan.

9 City of CambridgeProvide segmenspecific resources through the appropriate seespecific outreach
channes and share lessons learned with BEUDO stakehofdars/ | YO NA RIS Qa adz GA CIF YA
9 Eversourcé: Consistent with existing energy efficiency implementation strategiesmethodologies,
Eversource will work tavhere appropriatedevelop segmenspecific retrofit resources (e.g. air management
lab program)and work withappropriatevendor poosto develop specific market approacheesaccelerate
customer contact and enrollment.
1 Building OwnersEngage and collaborate with Eversource, where appropriate, to leverage information from
completed retrofits to use in segmespecific approach development.

3.4 WholeBuilding, Longterm Planning:Stakeholders consistently expresdée generalchallenge ofvorking
comprehensive energy efficienayeasures into longer termlanning cyclesBuilding owners could benefit from

resources that help tensurethe timing of energy audit reportinig betteraligned with theirinternal capital planning

cycles. Implementing retrofits in occupied buildings, finding building downtime to implement energy efficiency
measures, and coordinating internally with tenants were idésdifas common barriers that prevenEBDO building

owners and operators from takirgrtionable measures compatible with capital planning. Focus group participants were
open to landlords taking the initiative to explore whole building enesgyings opportunities as these concepts could

lend themselves to landlortienant collaboration, green leasing, or peer learning. Additionahger customers would
0SYSTAU FTNRY 4KE RgOCSYyiagsa &t D] 2 ywAdhardisHbidntiaDnithidedch |
3-year planning ycle Beyondthis timeframe requires further discussievith Eversourc®n incentive alignment.

To help BEUDO buildings and tenants better align their-teng planning cycles, the Conciergeith Eversotce acting
as the single point of contawtill considerwhole-building, longterm planningin buildingprograms by connecting capital
needs and energy efficiency retrofits, providing comprehensive building retrofit guidance, and providing enhanced
incentives for multimeasure projects.

1 City of CambridgeExplore opportunities to expand the Cambridge Multifamily Pilot, which provideosb
energy efficiency assessments and solar assessments to multifamily building oterater building segments.

91 Eversourcé: Review current projects under development with account executives/energy efficiency consultant
team to document building type and implementation timeframes. Utilize the information to develop and
provide enhanced incentivalrough the conciergéor multi-measure retrofit project$o improve the cost
effectivenessand scalabilityand align with building capital improvement cycles
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1 Building OwnersCoordinate with and include Eversource in internal capital planning meetings, where
appropriate.

3.5 ExploreOpportunities for DEEP Implementatioifhe City of Cambridge is working with IMTcemsider

opportunitiesfor implementation of theDrivingEfficientEnergyPerformance (DEEP) model for medisimed building
retrofits. DEEP is an alternative, -nwoney-out-of-pocket approach for owners that can be used to achieve compliance
with the building energy performance standard being developed byltye Owners opting for DEEP would be provided
with both project funding and an installation contractor. Dependinglte final program design, it may also be possible
G2 dzasS 'y 26ySNDRa SEAaGAYy3a O2y (NI Oli2N® /2adGa sAftf 08
Cty will determine the target level of energy savings for the building and the sporeding energy conservation

measures (ECMs) that need to be installed.

1 City of Cambridge: Collaborate with IMT and building owners to determine the feasibilityssietbpng the
DEEP program design, decide who will administer the progaiachselect thémplementation contractor.

1 Building OwnersParticipate by signing up for program, installing measures selected by implementation
contractor, and repaying cost of installed measures.
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Implementation

This implementation plan identifidsey considerationgor the voluntary, comprehensive retrofit prograwith an
emphasis on neaterm actions to be completed ke end ofJune 2020. Mediuaterm actions which will occufrom
July 2020 througlecember 2022, aralsoidentified. To guide implmentation of the progren, the City of Cambridge
and Eversource shoukktablish a standing implementation group to coordinate on shared actions and track
implementation progressThe implementation group should includetical points of contact from the i§/ and
Eversource responsible for monitorittge roles for their respective organizations. Key stakeholétera the BEUDO
reporting buildingshould be invited tgarticipate in a steering committee which wpktriodically providdeedback on
the programdevelopmentand executiorprocesswvhere relevant. The implementation group should conven&on
regularbasis agreedipon between the City and Eversouyead the steering committeshouldconvere quarterly.

Thesteering committeewill also consider whadspects of the program have been successful and are vpodhosingto
incorporate into futureThreeYear Energy Efficiency Plafisis wouldfurther operationalize innovate program
successes and solidify them as parstte-wide energy efficiency efforts.

Sequence and Timing

Each program component is accompanied by an implementation timeline for the amemediumterm actions
outlined in the Program Structure section, below. Tineelinesshould be cross referenced with thedgram Structure
section of the reporfor full explanations of the actions and the corresponding rolée timeline within the figures
denotes actions to be carried out in the first year of program implementa&dh2020The oloredcircles in the figues
indicate if the City, Eversource or building ownersexigaged in the specified actialuring the designated timé.e.,
fiscal yeaquarter).

Intake Process

Year 1 of the intake process focuses on contact identificattmmrdinated by theCity of Carbridgeand transitions into
Eversourcded efforts into the medium termThe early identification of contacts enabkile City and Eversource to
undertakeactions within the Outreach, Education, and Training companeentifying appropriate contacts ig@int
effort betweenthe City, Eversource, and building owners, wiite City maintaining the master lisf contacts in Actions
1.1-1.3. TheCity will periodically involve Eversource and building owners to update the Astigé designengineering,
and construction firméased omew projects and relationships.

9 ¥ S NA 2aeNdaéh@ac identification includes both leveraging contacts from previous energy efficiency
engagements and analyzing BEUDO datdigoern what building typesr@segments should be prioritized for energy
efficiency engagement. ThisA £ £ Sy Kl yOS 9 @S N& 2 dzNOS(Rceade AU Uktilization)iadds10 2 ¥ R
(Develop and Maintain Relationships).
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e I O

IPnrtc?ck:;ss 1.1 Identify Contacts oce
1.2 ListFirms ® O @ >
1.3 Identify Organizations® O @ >
1.4 Increase Utilization of MOUs O @ >

1.5 Develop non-MQOU Relationships O @ >

: : 1.6 Leverage BEUDO Data O @ >
City of Cambridge

O Eversource

@ Building Stakeholders L76@

Outreach, Education, and Training
Actions within the Outreach, Education, and Training component begin in parallel with those in the Intake Process
component and are largely coupled weind build uporthe intake actions. Q4 and the subsequent mediterm are
focused on the distribution ahformation and execution oorkshops or trainings.

For the Resource Huylction 2.1) development of resources should begin ib&d materials should be hosted for the
duration of the program. The City of Cambridge will host the Hub, enadtiogss tanformation on additional programs
outside of the purview of Eversour@existingenergy efficiency programfferings(e.g.,water conservation and
renewable energy)Eversource can prepare Eversouspecific resources for the Hub and host those in ppalras well.

Once resources have been established, Eversource, supported by other stakeholders, will devgldpteddigital
communication and marketing strategyda series obducational programer workshopsEducational programs will
be shared witha diverse set dibcal organizations identified iime Action 13. Programdevelopment should begin in2)
in parallel with contact identificatigrtransitioning to execution of trainings irB@nd into the mediurterm.

Industry engagement anpeer learning will begin inZand continughroughthe medium term. Ope resources have
been compliedhosted andthe key contactareidentified, the architecture, engineeringlesign,and constructiorfirms
identified in 1.2should be trained on effiency programsas well as vendor®eer learning will begin by developing a
case study template to share with stakeholdagsiding the development of case studies on successiuprehensive
retrofit projectsutilizing the retrofit program Case studiewill be incorporated into training materials as thage made
available.
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e N o

Qutreach,
Education,
and Training

2.1 Create a Resource Hub

2.2 Digital Communication and Outreach O

2.3 Targeted Education oe

2.5 Operator Trainings

2.6 Peer Learning oce

2.4 Industry Engagement O @ >
oce >

City of Cambridge

O Eversource
@ Building Stakeholders 2.70

Technical Assistance

Within the Technical Assistance compondatersource will focus on activitissdevelop theintake resourcen Yearl,
with support fromthe City of Cambridge and BEUDO building owner feedback. This primarily involves building out
internal structure and the mechanisms by which customers can contact the concierge. Miediaractivitieswill focus
on resource development and providing specifichnical assistance as denoted by the 4teidn actions

9PSNE2dZzNDOSQa LI I YyYSR | LILINRF OK F2NJ 0SOKYAOI f I depoktitgld I y ¢
buildingsto consider the activities, implementation strategies, and designatedrprog that exist currently for each
individual customer, their activity within the BEUDO ordnance procedsti® as well as other characteristics that lend
themselves to providing cost effective resources at scale. As such, within the Plan developroens piige

Stakeholders were put into three categories which took this and other considerations into account, to best support eact
group going forwardincluding:

1 Program Development Stakeholders with an Eversource MOU
1 Program Development Stakeholders with@n Eversource MOU
1 Additional Stakeholde®eporting to BEUDO

Means of addressingategoryspecific needs are further described in the accompanying EversBuoggam Support
Plan.
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_
Technical 3.1 Develop Cambridge-Based Concierge ® O @ >
Assistance

3200

33000

3400

el

City of Cambridge
O Eversource

35000
@ Building Stakeholders

Conclusion

The City of Cambridge's Net Zero Action Plan suggestsas@ations to support energy reductions in large buildings in
the City, including performance requirement prograpand a voluntary, comprehensive retrofit program. The City of
Cambridge aims to achieve carbon neutrality by 2050, requiring aggressil@déemergy savings. In order to meet the
321 ta t€FAR 2dzi Ay (KS CityCambridgeEverSourcetns REUDO sakehddgrave Workgds (i
together todevise aimplementation Support Plafor the development ofa voluntary, comprehensive retrofit program

The intent of the plan is to develop a tailored approaeith nearterm and longterm actionsjo facilitate energy savings
LINE2SOGa oAGK GKS /AGeQa {01 1 SK2f{ R pakBipatngiRtheiEaergyIRHCigntyR S
programs, while improving the customer experience and engagement pracBaagram participation may have the
added benefit of helping customers mdeture performancerequirements of the BEUDO dndnce.

Eversourcénas confirmed its commitmentb work with the City of Cambridge and all Eversource customers to
implement a highly visible, creative and impactful approach to educating and enrolling customers into Mass Save
programs with the goal to implemenbmprehensive energy efficiency projects, whose outcomes should help fulfill the
BEUDO ordinance requirements.
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Component

Action
ShortTerm Action (PresentJune 2020) = Blue
Mid-Term Action (July 202Mecember 2022) = Green

City

Local Outreach an®ther Support

Eversource
Program Development and
Administration

Building Owners
Commit to Efficiency and Leverage
Relationships and Experience

1. Intake Process

Actions included
here are intended
to address the
issues of lack of
program
awareness and
need for program
points of contact
with whom
stakeholders can
interact. Tenants
expressed need
for consistent
internal and
external contacts
for general
energy efficiency
program
questions.

1.1Identify the appropriate contact&ypes of positions (e.g.,
facilities, regional management) associated with tenants and
building owners to ensure information on energy efficiency is
received, first drawing upon BEUDO reporting contacts

Identify organizational contacts for
outreach beginning with BEUDO
reporting cortacts, maintain master list.

Identify types of organizational contacts
(e.g. asset managers) for outreach base
on experience with previous customers
contacts to add to the master list.

Identify appropriate internal contacts to
receive correspondence froieversource
and/or the City about energy efficiency
offerings (e.g., asset managers, facility
managers, tenants)

1.2 Develop andhaintain a list of design, engineering, and
construction firms working on building project® ensure they
have the latest program information

Maintain list of design, engineering, ang
construction firms engaged in energy
efficiency projects in Cambridge to keey
informed of the latest program offerings

Provide updated vendor lists to the City
for outreach

Annually provide list of firms involved with
STFTAOASyOe LINR2SOGs2
database

1.3Identify local organizationgo target for outreach to local
organizations to engage a broader owner and tenant audience
with information on energy efficiency offerings. Organizations n
includeindustry, professional, and trade organizations, the
Chamber of Commerce, business imprment districts, financial
institutions, and real estate brokerand utilize existing
stakeholder relationships to distribute information.

Identify local organizations of which
building owners may be a part, utilizing
resources from the Chamber of
Commere and any existing business
improvement districts.

Identify local organizations of which
building owners may be a part, leveragin
any past outreach conducted by
Eversource.

Provide contacts for local organizations of
which their staff are members.

1.4 Increaseutilization of MOUsamong existing MOU patrticipant;

Work to increase MOU utilization among
existing MOU customers by understandi

Increase existing MOU utilization by

to include exploration of opportunities for comprehensive retrofi N/A projects in the queue, exploring proposing and planning new projects,
approaches. comprehensive approaches, and trackin{ where applicable
project implementation

1'|5 F_or ngpMOU custom_e;r:;develop and maintain regular Analyze BEUDO data and building types Engage with Eversource and commit to
VEEIENE T g e e bu_' ‘?'”9_ owners anl_d SVEEOIIEE D N/A identify best approaches for a rangé undertaking additional building efficiency
encourage program part|C|paF|on an_d enlist customer SUSTES projects
commitments in comprehensive actions

. . . Analyze BEUDO and Mass Save data to| ErgEE v'wth'E.v'ersou'rc.e and 'cgmmlt e
1.6 Identify potential new customers lgveraging BEUDO and N/A target and reach out to higpotential undertaking initial building efficiency

Mass Save datto find highpotential buildings.

buildings for energy retrofits.

projects.
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1.7 Track building/renovation permitd¢o conduct outreach on
available efficiency programs, with the understanding this may
only influence future projects

Maintain the list of projects for which
permits have been filednd follow up
with relevant energy efficiency program
offerings.

Maintainengagement with projects,
including opportunities for New
Construction incentives

Before filing permits, building owners
and/or their contractors should contact the
City about available resources and
incentives for the proposed project.

2. Outreach,
Training, and
Education

This need
encompasses
actions that can
be taken to
inform
stakeholders of
program offerings
and help them
take their next
step toward
energy efficiency
implementation.

2.1 Create aesource hukto host materials withinformation
about available program# the Commonwealthfor efficiency,
electrification, and renewablesincluding but not limited to
Eversource offerings

Maintain resources and/or
documentation for available energy
efficiency, electrification, and renewablg
energy programs in MA

Create magrials that summarize
Eversource offerings for energy efficienc
and electrification, tying to other local or
state offerings where applicable

N/A

2.2 Develop d@igital communication/marketing strategyo target
retrofit candidates

Reviewexisting communications (e.g.,
newsletters, reminders) to determine if
there are opportunities to include energ
efficiency program outreach

Include Cambridgspecific considerations
as part of upcoming marketing and
2dzi NS OK & NB T NB & K¢
based social marketing plan to market
efficiency solutions to specific customer
segments

N/A

2.3 Utilizing outreach channels identified in Action Jp8vide
targeted education to tenants and small building owneos
topics such as deep energy retrofits, renewable energy
procurement, and how to discuss energy efficiency with interna
leadership.

Support outreach efforts by Eversource
and BEUDO stakeholders by providing
information about incentives and
trainings h BEUDO reporting
communications.

Engage small businesses and tenants of
energy efficiency through a range of
channels, including industry organization
the Chamber of Commerce, and busines
improvement districts

Participate in outreach by sharing
experiences with energy efficiency througk
industry organizations, the Chamber of
Commerce, and business improvement
districts.

2.4 Engage industry, including architecture, engineering, and
construction firmswith education on efficiency programs for new
constuction, retrofits, and tenant fibuts.

N/A

Develop training materials and conduct
outreach to area architects, design firms,
and engineers.

Develop training materials and conduct
outreach to area architects, design firms,
and engineers.

2.5 Expandbuilding operator trainingsessions held in Boston to
Cambridge stakeholders to help building operators understand
latest best practices in building controls

Work with Eversource to host BOC
sessions for the City of Cambridge;
provide guidance otailoring to any

Cambridgespecific content or needs

Utilize existing training materials for
sessions held in Boston to create a serie
of training offerings in Cambridge

Enroll building operators in training
sessions once available

2.6 Leverage informabn on successful program use and retrofit
implementation throughworkshops and case studies to facilitate
peerlearning

Share case studies developed by the C
Eversource, and Stakeholders

Collaborate with stakeholders to develop
case studies and lesssiearned for
successful retrofit projects

Develop case studies and lessons learne(
for successful retrofit projects to share wit
other internal (e.g. finance departments)
and external (e.g. vendors) stakeholders

2.7 Engage more directly witlvendors exploring ways in which
the concierge could evolve to be a vendbiven model, and

N/A

Provide vendors with wo-date program
offerings and coordinate diregtiwith

vendors to develop specific marketing

N/A
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educate and encourage vendors to recommend incentives or
renewable energy to customers

approaches to accelerate customer
contact and enrollment

3. Increased
Technical
Assistance
Capacity

3.1 Develop £ambridgebased concierge funded by Eversource
including a series of pathways-800 number or website, liaison,

account executive, energy effency consultant) to fill the gap for
organizations lacking staff capacity to focus on energy efficienc

Guide and/or help inform the
development of a concierge program

Develop, fund, and administer a concierg
program by mobilizing technical assistan
and investigation teams

Help inform the development of the
Concierge program by providing feedback
throughout the near and mediufterm
phases of implementation.

This set of actions
is designed to
address issues fol
stakeholders with
gaps in lack of
organizational
staff capacity or
lack of technical

3.2 Develogriteria for prioritizing buildings in large portfoliogor
energy efficiency retrofits and help organizations determine wh
buildings to prioritize and enroll in a program

N/A

Develop criteria for prioritizing buildings i
large portfolios to consider the activities,
implementation strategies, and
designatedprograms that exist currently
for each individual customer, their activit
within the BEUDO ordnance process to
date, as well as other characteristics thal
lend themselves to providing cost
effective resources at scale.

Provide support to portfolio priotization
criteria development and implement
criteria for portfolios to select buildings to
enroll in program

expertise and
promote
comprehensive
building retrofit
guidance.

3.3 Develop and provideegmentspecific guidancée.g., large
multifamily, labs) for owners, including segmesgecific retrofit
measures and engagement of segmapecific vendors

Provide segmensgpecific resources
through the appropriate sectespecific
outreach channel, appropriate outreach
channelsand share lessons learned with
BEUDO stakeholders through

/' YONRRISQA adz GA

Develop segmenspecific retrofit
resources (e.g. air management lab
program) by analyzing BEUDO data by
building type and energy use intensity
(EUI) and workvith its existing vendor
pool to develop specific market
approaches to accelerate customer
contact and enrollment.

Engage and collaborate with Eversource,
where appropriate, to leverage informatiol
from completed retrofits to use in
segmentspecific appoach development.

3.4 Considewhole-building, longterm planningin building
programs byaligning capital budgeting cycles with energy
efficiency retrofits providingcomprehensive building retrofit
guidance and providingenhanced incentive®r multi-measure
projects

Explore opportunities to expand the
Cambridge Multifamily Pilot to other
building segments

Review projects under development with
account executive/energy efficiency
consultant teams, documenting type and
implementation timefrane and provide
enhanced incentives for multheasure
retrofit projects

Coordinate with and include Eversource i
internal capital planning meetings, where
appropriate

3.5 Explore opportunities tomplement the DEERodel, an
alternative, nemoney-out-of-pocket approach to energy efficienc
for building owners funded through energy savings from improv

performance

Develop DEEP program design, decide
who will administer the program, and
select the implementation contractor

TBD

Participate byenrolling inprogram,
installing measures selected by
implementation contractor, and repaying
cost of installed measures
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Eversource Program Support Plan

Background

The BuildindgEnergy Use Disclosure Ordinance (BEUDO) was enacted by the Cambridge City Council on
July 28, 2014. The ordinance is a key step in efforts to reduce Cambridge's greenhouse gas (GHG)
emissions. Energy use in buildings accounts for about 80% of GHG eniis§lansbridge, with two

thirds of the total related to commercial, institutional, and large multifamily buildings. The ordinance is
intended to address this problem by requiring owners [Stakeholders] of larger buildings to track and
report annual energy usto the City and publicly disclose the data. Disclosure places the information in
the marketplace, where various users such as potential property buyers, tenants, realtors, energy
service providers, and others can use the data and to help create valb@gfar energy performing
properties’

Eversource, acts as a Program Administrator (PA) under the program framework and goals set forth in
the Massachusetts Thre¥ear Energy Efficiency Plan (2@D21) for customers within Eversource

service territory, isluding those businesses that happen to be Stakeholders to BEUDO, ultimately with
the intent to reduce GHGs. In this role, as PA, the Eversource Energy Efficiency team facilitates energy
and demand reduction of customers through their programs which afiegntives to offset project

costs as well as technical and resource assistance to calculate energy savings and drive implementation.

Given these natural synergies and alignment, the City and Eversource have worked together to come up

with anImplementation Support Plan. The intent of the plan is to develop a tailored appragtth

nearterm and longterm actionsfi2 FIF OAf AGI GS SySNBHe al gay3aa LINR2SOi
provide support for those interested in participatingtive Energy Efficiency programs, while improving

the customer experience and engagement practices. That program participation may have the added

benefit of helping customers meet the requirements of the BEUD@ande.

Plan Description

This Implementatiy { dzLJLI2 NI t €y A& GKS NBadzZ G 2F | aSNRSaA
BEUDO Task B Analysis. This task seeks to develop a voluntary, coordinated, comprehensive energy
savings program for the City of Cambridge that will result in assiBgPO buildings best utilize

existing program offerings through Mass Save and other state/utility programs to achieve deeper energy
retrofits.

Short term actions (Q4 192 20) include working with stakeholders that have been active in the
workshop discasions in identifying buildings and projects to implement. Longer term actions include
developing a plan tsupportthe balance of the BEUDO reporting customéige Implementation
Support Plan provided below is a positive step and is expected to seavbardation for continued
engagement and support for the City and its Stakeholders.

Eversource is in the unique position to support the City of Cambedddts Stakeholders while working
towardsmeeting electric and gas savings goals

Implementation Sipport

Eversource intends to provide a Concierge resource, whaleés to be a single point of contact that

will act as guide and advisor to engaged StakeholdedBUEDO reporting customers participating in

the Support PlanThe Concierge would work to quickly connect a customer t@afpeopriate
Eversourcémplementationteam, program or participation pathway to develop and implement
comprehensive energy efficiency projecthe Concierge would be available on an ongo#mgj<if a

customer or Stakeholder runs into barriers or challenges in navigating the program or in defining further
resource needs to achieve energy savings. The Concierge will also be responsible for the feedback loop
necessary to ensure the Implementati®upport Plan is meeting its intended goals.

7 https://ww w.cambridgema.gov/CDD/zoninganddevelopment/sustainablebldgs/buildingenergydisclosureordinance.aspx
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In addition, Eversource will stand up a Cambridgetric communication process that will include

dedicatedintakeresources such as email and phone access to a single point of caotact as a

customer gide, marketing material and project documentation services to inform BEUDO reporting
customers of their program optionghrough Mass Save and where appropriate through direct customer
contact,and to share best practices.

The following details the spedfactions regarding a segmented approach to BEUDO customers. For
clarity, the Implementation Plan was designed in such a way as to consider the activities,

implementation strategies, and designated programs that exist currently for each individual customer

their activity within the BEUDO ordnance processlabe, as well as other characteristics that lend
themselves to providing cost effective resources at scale. As such, within the Plan development process,
the Stakeholders were put into three categorigbich took this and other considerations into account,

in order to best support each group going forward. The Héytel nearterm plan of action for each
group is described below.

Group A:Stakeholders withan Eversource MOU

Eversource has an active retatship with several large BEUDO reporting customers through strategic
longterm agreements already in place via an individually negotiated Memorandum of Understanding
(MOU). The MOU outlines commitments from both Eversource and the customer on budgets,
incentives and energy savings project targets. Typically, these MOU relationships constitutgearulti
engagement periods and in some cases have been renewed over time.

For the MOU customer base, Eversource will continue to manage the projects in the, gadu
continue toexplore a deeper, more comprehensive project approach and will track all outcomes. The

following table details customers and the associated Eversource tegswd the date of this document

Company - AE - |[EEC - MOU |-T|Comments -
Boston Propeties PATRICK MCDONNKIEVIN LUBINGER Y Property Management
MITMCo GREG SENOSK CHRISTOPHER PATRIEK Property Management
Harvard University GREG SENOSK CHRISTOPHER PATRIEGK University
MIT GREG SENOSK CHRISTOPHER PATRIEK University

Group B:Stakeholders without Eversource MO

The second subset of customers within the BEUDO dataset are customers who do not have a MOU with
Eversource but have been active in the stakeholder discussions. These customers are a mix of building
types and potential energy efficiency project opporities. Some customers have participated in Mass
Save programs, some have not. For these custonagic anyinterestedcustomersof this size and type

as is consistent with current implementation strategies and methodologesrsource will identify the
appropriate internal staff contact, or assign staff, and initiate an outreach effort to each customer within
60 days of the Implementation Plan releaseisTutreach will include an understanding osparogram
participation, key contacts and building type. Eversource will seek to understand and remove any barriers
for participation including resource constraints, financial or technical.

The following table details customers and the associated Euszedeams in this subset. All
remaining, unassigned customers will be assigned by the release of the Implementation Plan.
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Company AE - EEC ~|MOU |-T|Comments -
TD Bank MIKE FITZGERALD [PAUL DEGNAN N BEA Program
Cambridge Hospital Alliance BARRY MCDONOUG#bhn Beaulieu N Hospital
Alexandria PATRICK MCDONNBMILLIAM O'CONNOR |N Lab
Biomed Realty PATRICK MCDONNBMLLIAM O'CONNOR |N Lab
Novartis TORY KEMPF WILLIAM O'CONNOR |N Lab
Abcam Q3 N Lab
Avalon GREG SENOSK Marge Kelly N Multi Family
Homeowner's Rehab Marge Kelly N Multi Family
Forest City Marge Kelly N Multi Family
Equity Residential Marge Kelly N Multi Family
CAI Marge Kelly N Multi Family
WeWork N Office
Abt N Office
John Hancock N Office
EF Education N Office
Google N Office
Cambridge Innovation Center N Office
Jacobs MICHAEL FITZGERALD N Office
JLL PATRICK MCDONNHKIEVIN LUBINGER N Property Management
CBRE KEVIN LUBINGER N Property Management
Brixmor N Property Management
New England Development Ivon Louis-Letang N Property Management CambridgeSiq
Kimco N Property Management Memorial Plaz
Bank of America PATRICK MCDONNKEVIN LUBINGER N Retail
Umass Five Credit Union Cambridge?? N Retail
Equitable Bank PAUL DEGNAN N Retail

Group CAdditional stakeholders reporting to BEUDO reporting customers

Remaining customers not addressed above will be engtigedgh an evaluation process of the BEUDO
data. This analysis will take place within 90 days of the release of the Implementation Plan.

As isconsistent with implementation strategies and methodologies for participating customers,
Eversource will analyzee BEUDO data to identify customers to contact and enroll in the Mass Save
programs. The data will be analyzed by building typBldI. Specific building and customer types will
have slotted into appropriate program types as certain customer/builtipgs have unique programs
and incentives associated with them, streamlining participation. Eversourcsolalboratewith

external business partners/vendors, where deemed appropriatelevelop specific market approaches
to accelerate customer contaeind enrollment. A community based social marketing plan will be
initiated to market efficiency solutions to specific customer segments. Finally, Eversource will look to
facilitate access to financing for customers whereftgmt capital is an issyesis consistent with

current EE program practicés help customers address barriers to achieving energy efficiency savings

Conclusion

Eversource is committed to work with the City of Cambridge and all Eversource customers to implement
a highly visible, cagive and impactful approach to educating and enrolling customers into Mass Save
programs with the goal to implement comprehensive energy efficiency projects, whose outcomes
should help fulfill the BEUDO ordinance requirements.
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PreWorkshopStakeholder Memos

Workshop 1

To: City of Cambridge

From: Cadmus

Date: October 26, 2018

Re: BEUDO Task B Intake Interviews

Overview

This memo summarizes feedback provided through four initial intake interviews with key stakeholders
to support thedesign of a comprehensive retrofit program for Task B of the Building Energy Use
Disclosure Ordinance (BEUDO) with the City of Cambridge. Interviewees included representatives from
the finance sector, an energy efficiency provider, a large tenant andimgitvner, and an electric

utility. Interviewees were asked a series of questions pertaining to their experiences related to energy
efficiency projects and offerings in Cambridge, barriers to program participation, and desired end
products of the comprehesive retrofit program design process. These responses are intended to help
shape the stakeholder workshops for Task B and identify areas for further research moving forward in
this process.

Perception of Current Offerings and Net Zero Action Plan Objestive

Each of the interviewees was asked a series of questions to gauge their familiarity with BEUDO, the

existing Mass Save offerings, and perceived feasibility of meeting the proposed BEUDO performance
NEBIljdzZA NSYSyda Fa LI NI 27F S%nteviewsds Rdcatezat ldas dgene@INE | O A
understanding of BEUDO, but mixed levels of understanding of Mass Save offeterggewees noted

there is current confusioron what programs, opportunities, and sources of funding are available to

customers.

When asked about the feasibility of meeting the proposed performance requirements, stakeholders
agreed that, because energy reduction measures become more difficult and involved-laarigimg

fruit retrofits are implemented, BEUDO targets will requirdrarease ircustomer intentionality and
buy-in to achieve the targeted savings.

1 One stakeholder expressed concern at #imlity to maintain savings over timéo continually
meet BEUDO performance requirements.

1 One stakeholder noted that there is a misrolatof internalcapital planning cycleand utility
project capture cycles; by the time the utility is reaching out about projects at the end of the
year to make engear sales, funding has already been allocated elsewhere. Communication
needs to happen eér and often to ensure retrofits are undertaken.

Existing Program Challenges, Gaps and Potential Solutions

Challenges

Given their experience with energy efficiency offerings, interviewees were asked to identify challenges
they have faced regarding the etkigy programs and any gaps in offerings they encountered. There was
consensus that that generatirgyistomer buyin and appropriating capital resources a barrier.

Both the tenantowner and service providers interviewed emphasized that most commerdidirimy

26ySNB NB ay2d Ay (GKS odzaAiySaa 2F FlLOAtAGEe YIyl 3
competing for time and resourcewith primary business interests and thus require compelling

justification for approval. In a similar veinwiis expressed that participation in energy efficiency

8 The Net Zero Action Plan proposed an evaluation of building performance targets based on EUI, GHG emissions
2NJ 9b9wD, {¢! wd ¢2 Y& deroeriSions targed, Hi& wolldzedquiE: ypproxinrately:
10-15% reductions in EUI performance over-gear time period. This target and a series of other policy
proposals will be the subject of upcoming public processes.
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programs needs to be easier and more accessible for customers, thimerglased customer education
andaccessibility of program information.

Interviewees also agreed th&ihancing for midsize customesis a gap that needs to be filled. An
interviewee noted that smaller businesses have higher incentive rates in Mass Save offerings and larger
businesses often have access to private financing, whilesmm&customers fall in between. However,

there wasnot consensus among interviewees when asked if the implementation of PACE financing
would alleviate this issue for all customers, as the cost of capital can be expensive. Outside of smaller
business customers, there has also been more limited uptake d¥idss Save Commercial Loan

program due to the available alternative, competitive capital sources.

Proposed Solutions and Programs

Interviewees were asked if there were additional incentives or program offerings they would like to see
incorporated into a omprehensive retrofit program. Stakeholders emphasized the need for increased
education and accessibility of resources regarding program offerings and suggested that a retrofit
LINE 3 NhyYiot geed to push anything extra specialr Cambridge, but insteagiducate on how to

take full advantage of existing offerings® . SOl dzaS (G KS Y2ad oSySTAOALI
are determined on a caday-case basis, interviewees emphasized that a proposed retrofit program
needs tomaintain flexibility for customers.

One interviewee proposed a series of additional programs and/or areas of focus:

1 Programs that place an emphasisamtrols, active managementandproper O&M
implementation;

9 Efforts topromote duct sealingand insulation, marketing theyearround benefits it can provide
instead of focusing only on the winter months; and

{1 Improved incentives for equipment replacement as parsiétegic electrification initiatives’

In addition to financial incentivestakeholders noted that PA offeringach aghe availability of
technical assistance, engineering support services and facility manager trastiogld be highlighted
as these resources are currently underutilized. Multiple stakeholders indicated value in tailoring
programs, marketing, andistribution of information to eaclmarket segmentle.g., hotels, office, etc.).

Customers indicated the desire for the working group to investigateral gas and/or steam service
program oferings as programs have predominantly focused on the reduatioglectricity

consumption. One interviewee also suggested the working groups explore the possibility of
implementingalternative taxation modelghrough the City as an incentive to facilitate broader iy
AAYAT NI G2 . 2dzZ RS NIndiativiesiz fhaintlnate fanrinddad Jt SYSy d+ A

When asked if there wersuccessfuprograms from other states or localitiethat could be investigated
for BEUDO application, interviewees highlighted the following:

1 Energize CT

1 Small Business Energy Advanta@BEA) loan prograiim Connecticut, in which up to $100,000
for C&I customers and $500,000 for municipal customers is available at 0% interest to the
borrower for a 48month term. These loans are repaid on the electric bill and are available for
energy efftiency improvements.

1 New Jersey PSE&G Clean Energy Future (CEF) praghach, among other initiatives, provides
nearly $2.5 billion for investment in various energy efficiency offerings. The program places an
emphasis on lowncome, multifamily, smalbusiness, and local government customers.

1 New York and Connecticut Green Bankgich provide lowcost public capital with a high
leverage ratio of private sector dollars to support projects; and

9 The utility term sheets havdefined a new C&I heat pump target of approximately 17,000 units that will be
supported in 2012021, though precise details remain under discussion. This further incentivizes utilities to
pursue energy optimization.
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1 States with existin@-PACE financingith healthy partici@tion rates (i.e. @ACE in
Connecticut, New York and Rhode Island).

Based on the workshop outcomes, these options can be explored in further detail.
Desired Process Outcomes

Near the conclusion of the interviews, interviewees were asked to identify ¢ésgaet end products and
outputs of a comprehensive retrofit program they would like to see, as well as suggestions for aspects of
the stakeholder engagement process.

Comprehensive Retrofit Program
Desired outcomes surrounding a comprehensive retrofit progidentified by stakeholders included:

9 Actionby the customers, with hopes that the retrofit program will produce an appetite for
actual projects and mechanisms for buildings to recognize energy savings.

1 Improved publiaccess to informationwith resouces developed in a way that is simple and
easy to maneuver, yet comprehensive and informative. This information shightight both
financial and nonrfinancial benefitsof retrofits and marketed through a broad range of
marketing mechanisms such as diretailers, email drip campaigns and online platforms (e.g.
Google and Facebook).

1 A means to address the lacktehant-landlord engagemenand split incentives issues.

1 Elements that can helijmprove ROfor building owners.

Stakeholder EngagemeRtocess

Interviewee feedback on elements they would like to see incorporated into the stakeholder engagement
working group process included the following:

1 Interviewees would likenore specificitywithin workshops. One interviewee suggested
participants cone prepared to discuss questions received ahead of meetings and that pre
workshop homework exercises for stakeholders to consider be provided.

1 Interviewees expressed the desire to leave withedter sense of the programs and offerings
that will be available as part of the retrofit program.

1 One interviewee recommended that later working group meetings (i.e. Meetings 3 &4) should
have time set aside teummarize progress made between the meetin@sg. address why
certain proposals mago longer be under consideration) to update stakeholders on potential
changes and help contextualize activities.

1 Working group meetings should inclubdeeakout groups by market segmeib identify
aS3AYSyild aLIAYy LRAyGaé | yReffiddnaya G2 FRRNBaa (GKSY
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Workshop 2

To: City of Cambridge

From: Cadmus

Date: December &, 2018

Re: BEUDO Task B Workshop 2 Research

Overview

As the City of Cambridge continues to explore facilitating the development of a voluntary,
comprehensive retrofit program for BEUDO buildings, the next step is to review the shape the program
could take, mapping to the needs the program should address. This memo seeks to:

9 Summarize findings and next steps from Workshop 1,

1 Provide additional quditative analysis to direct program design,

1 Summarize research on three topical programs in other jurisdictions that may be relevant to
Cambridge based on the barriers and needs established thus far, and

T Include initial framing of discussion questions\Wéorkshop 2.

Workshop 1 Findings

Workshop 1 was held on November 14, 2018 at MITIMCo. It introduced Task B to stakeholders and
included research surrounding energy efficiency programs available for Cambridge buildings, proposed
offerings in the 2012021 hree Year Energy Efficiency Plan, and perceived barriers to energy efficiency
retrofit participation as described by stakeholders in initial interviews. To help inform the next stages of
research, the purpose of the meeting was to:

1 (1) collect stakeholdefeedback on their experiences with existing energy efficiency and
incentives programs and the needs that a voluntary comprehensive retrofit program should
address to increase energy efficiency program results for BEUDO buildings, and

1 (2) determine thedcus areas for Workshop #2 research, including programs from other states
FYRk2NJ £t 20t A0ASa GKIFEGO Y@ 06S NBES@Gryd G2 /Yo

In two breakout groups, stakeholders discussed barriers and needs associated evigly andits and
efficiency measures including technical assistance, incentives for conservation measures, financing,
timing, new technologies, outreach, and renewables. A full summary of the barriers and needs identified
by stakeholders in both small grodjscussions is included irablel. Responses generally emphasized
three areas of focus: technical assistance, timing, and financing. Overall, the sense of stakehatde

not that the range of current Mass Save and state incentive and program offerings are lacking, but the
means of implementing energy efficiency measures and program delivery could be improved.
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Tablel. Summary oBarriers and Needs

Category

Barriers Needs

Technical Assistanceg

1 Audit providers lack the technical 1 Translate technical content from

capacity to conduct comprehensive
audits

Having a facility manager does not
ensure an organization has capacity f
strategic planning

Some confusion surumding available
incentives and assistance

audit reports into capital plannin
actions

More detail in audit reports and
recommendations

Green workforce development
for new equipment operations
and maintenance (O&M)

Utilities to follow up on audits

and connect building owners to
program options

Having a person to call and spe
with about program options

Clear, streamlined understandin
of incentives available

Timing Energy audit report timing: Not getting 1 Internal and Citypressure to
information early enough in planning move projects along in alignmen
cycle with carbon reduction goals
Hard to implement retrofits in occupie Early outreach to buyers during
buildings property changeovers and rehak
Difficult finding building downtime to Address replacements before
implement measures emergency response is heeded
Few buildingwide opportunities Aligning timing of energy
Weather and season dependent efficiency upgrade with capital
Internal tenant coordination improvement cycle

Financing Not having financing means to suppof

energy conservation measures (ECMg
from audits, particularly for small to
mediumsized buildings)

Defining a customer as smatledium
R2SayQi ySOSaal NR
medium sizenvestment in energy
efficiency (EE)

Difficult to secure funding internally;
funding for energy efficiency is

primarily through limited capital funds
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Other 1 Staff capacity to commit to EE project{ 1 Packagenergy and norenergy
1 Recentincrease in Cambridge permit| ~ benefits (e.g. water consumptior|
fees 1 Increased tenant awareness

1 Benchmarking to determine wha
segments to target

1 Pursue renewable energy (RE)
and EE actions in tandem

{1 Balance short vs. lorAgrm EE
projects

Given these barriers and ads, the following areas were identified for Workshop 2 research:

1 Services that helponnect building owners and tenants with energy efficiency resources

1 Enhanced energy audit procesisat provides more detail in audits, timing that is better aligned
with planning cycles, and resources to help translate audit results into actionable measures
compatible with capital planning

1 Capturing the attention of buyers and new tenants early in the process and implementing ECMs
at property time-of-sale or changeover

1 Enegy efficiencyworkforce developmentand training

1 Connecting a retrofit program tbenefits beyond energy efficiengyncluding water,
electrification, and renewables

1 Bundlingof energy efficiency measures and approaches

Cambridge Building Dafaalysis

Cadmus has conducted research to begin to identify areas of focus for a comprehensive retrofit
program, to include building segments and sizes that could be targeted. This quantitative analysis sought
to understand how opportunities for energy reductiontin Cambridge buildings might be prioritized.

The needs expressed by stakeholders in Workshop 1 were mapped to these opportunities to begin to
illustrate how and where a comprehensive retrofit program could best serve Cambridge buildings. The
analysis cosiders the desire for Cambridge to maximize energy savings across the city, but also make
undertaking energy efficiency projects accessible to a range of BEUDO buildings.

Methodology and Data Processing

First, Cambridge BEUBE€porting buildings were ctsified based on square footage, and the sum of
source energy use for each size set and number of buildings in each set was detét(iiaeid?2). A
secondary analysiconducted on the basis of site energy usage found minimal differences in energy use
proportions by building size and type when compared to source edsaggd figuresBuildings 100,000

sf and larger consume over 75% of building energy in Cambridge batiidings between 100,000 sf

10 Analysis conducted using 2016 data reported to BEUDO
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and 250,000 sf consume over 40% alohtowever, small buildings constitute the majority of Cambridge
properties, with nearly 60% of buildings occupying under 100,000 sf.

Table2. Energy Use anBroperties by Floor Area

Building Square Total Source Percent of Number of
Footage Energy Use (kBtu Properties Properties
<50,000 7.74% 34.09% 194
50,006100,000 14.61% 25.31% 144
100,0006250,000 40.95% 30.23% 172
250,000500,000 30.90% 9.49% 54
>500,000 5.80% 0.88% 5
Total 100.00% 100.00% 569

To further understand where building energy in Cambridge is consumed, properties classified in the
square footage sets were further divided among the-gdhtified largest use of thproperty (Table3).

Of all sizes and use typesllege/university buildingsetween 100,000 and 250,000 sf are the single
largest energy consumer, constitutiag.6%of energy consumption. This is followedlaporatories
between 250,000 and 500,000 sfkt.2%.It should be noted that buildings classified as
college/university may also include lab space, as there was variation in thdesgification of these
buildings.

Table3. Source Energy Use by Property Use and Floor Area

Number
50,000 100,006 250,000
Largest Property Use  <50,000 100,000 250,000 500,000 >500,000 Total of

Properties
College/University 2.30% 4.98% 13.60% 6.18% 0.00%  27.06% 155
Laboratory 0.90% 2.55% 8.09% 11.24% 1.79% 24.57% 41
Office 1.00% 2.77% 7.12% 6.12% 0.32% 17.32% 91
All Others 2.48% 2.50% 4.70% 1.78% 1.32% 12.78% 108
Multifamily Housing 0.80% 1.40% 4.96% 2.45% 0.33% 9.95% 128
Hospital 0.00% 0.00% 0.00% 1.51% 2.03% 3.55% 3
Hotel 0.00% 0.06% 1.14% 1.40% 0.00% 2.60% 9
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ResidenceHall/Dorm 0.27% 0.34% 1.35% 0.21% 0.00% 2.17% 34

Total 7.74%  14.61% 40.95%  30.90% 5.80% 100.00% 569

a! £ £  hidKSNER$E -1Asghods2perkiigfwarShip fagilifies, ata centers and retail, among other uses

When considering the design of a comprehensive retrofit program, this data highlights opportunities to
GFNBSGO 2FFAOS o0daAAftRAYIaAS YdZ GATIFYAT @ K2dzaAy3a: | yR
with a retrofit program.

Implications for Retfit Program

Data suggests thajreater savings opportunities exist for buildings over 100,000rsfwever

stakeholders indicated that capacitpnstrained buildings need additional support. This often correlates

to buildings that are physically smallerrmanagers that maintain fewer properties and have less

experience with energy usage and conservation. To achieve deep energy reductions in Cambridge and
progress toward net zero goals, it is cléaat colleges/universities and laboratories must be address

Fa GKSe& O2yaidAiddziS 2 @SNI p k. CaldgesahdVdvekitRs KoRever,Sy S NA &
are already actively engaged in the energy efficiency space, and labs pose unique energy efficiency
challenges that are currently being explored with thet Zero Labs Working Group.

Given these college/university and laboratory consideratioffi;e space represents the next largest
target for a comprehensive retrofit program, constituting 17% of energy consumption. When mapped to
needs expressed by stakalders at the last workshop, this segment would benefit from actions to
address timingrelated issuessuch as integrating energy efficiency into capital planning cycles and
capitalizing on building turnover/sale as a time to introduce and implement grefficiency projects.
There are also opportunities for a program to hatfdress the internal financing competitioanergy
efficiency facesand the complexities of tenant coordination for larger retrofit projects. Additionally, the
age of buildings shoulde considered to determine if retrocommissioning or retrofits are most
applicable. While retrocommissioning can be performed on both old and new buildings, retrofits are
most beneficial to older buildings than less older buildings. Forty percent of Ghyalwffice buildings
were built before 1975, and another 40% were built between 1975 and 1999, leaving 20% of office
buildings built within the last 20 years.

GhGKSNJ 0dzAf RAYy3a¢ FINB | FNIIYSYGSR aaz2NoesSya 27
amount of total energy consumption, but collectively constitute nearly 13% of building energy use

from BEUDO buildingsThese buildings are predominantly smatdium buildings (under 100,000 sf)

and include retail and schools. Other buildings magédr@ed well by marketing of turkey programs and
provision of technical assistance or concietgge services to walk owners through energy efficiency

options. Concierge services extend beyond traditional technical assistance by providing individualized
support throughout the entire retrofit process. Interestingly, buildings identified as parking fall into this
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category and comprise 1.8% of total Cambridge energy consumption. This may represent an untapped
low-hanging fruit opportunity for energy reductiéh

Lastly multifamily housing represents nearly 10% of Cambridge building energy Wgkile Cambridge
has a multifamily building pilot, it targets smaller properties, which would not report to BEUDO. The
needs and management structure of small and largetifanily properties may be different, and this
could be explored further by working with Cambridge staff to examine the motivation behind pursuing
the existing pilot and determine what actions are most beneficial for multifamily buildings within
BEUDO. lis possible that these larger buildings would benefit from energy efficiency actions similar to
those applicable to office buildings. Also similar to office buildings is the consideration of building age
when considering ECMs. 73% of multifamily housingksin Cambridge was built before 1975, and 44%
was built between 1950 and 1974. Only 11% of multifamily housing was built in 2000 or later. While
renovations may have occurred over the years, it is worth noting that Cambridge multifamily housing
stock idikely well suited to both retrocommissioning and retrofits.

Future analysis in the retrofit program development process could consider what other resources
building owners and property managers of these building types engage with to identify areas where
they could be easily engaged by energy efficiency marketing. Should Cambridge wish to pursue
opportunities in each of these segments, they neapsider phased implementation of programs and
resources to implement in stages over tim&he order of implemeiation would be determined based
on whether Cambridge would first like prioritize breadth of engagementor depth of energy

reduction opportunity.

Program Case Studies

Workshop 2 research also investigated programs and efforts pursed in other jurisdictions that may be
relevant to the needs identified by Cambridge stakeholders for a retrofit program. Summarized here are
GKS b,/ wWSUNBFAG ! OOSt SMiildirey Ray fot Perfodnenie Pila?, ¥y Bhoidgs | £ 2
from the Consortium for Building Energy Innovation.

NYC Retrofit Accelerator

The NYC Retrofit Accelerator is a-itgded program launched by the City of New York in September
Hamp (2 frdelN®i@rik seiSices to help streamline the process of making building

AYLINE @S YSy i a-bwnadbldingiNdk N ETheSpfogram was deployed to help buildings

comply with retrocommissioning requirements and utilizes benchmarking data collected per local
enegy laws. The NYC Retrofit Accelerator targets buildings over 50,000 square feet and incorporates a
number of elements that address many of the technical assistagle¢ed needs identified by

stakeholders in Cambridge.

Ue¢KS /AGe 2F /FYONARRIS KIa mm o0dzAif RAy3a OflFaairATASR | a
million kWh per building in the reporting year.
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The program staff are contracted by C and consist of a program managerafdE a STFFA OA Sy 0@ |
who provide oneon-one assistancéo property owners and managers regarding energy efficiency and

0dZAf RAYy3 AYLINRGSYSydlad ¢KS LINBINIY | fazations Ayil Aya
that help promote the services provided by the Retrofit Accelerator. Example organizations include the

New York Association of Realty Managers, the New York City Energy Efficiency Corporation, and the
Association for Neighborhood and Housing Develept. Lastly, the Retrofit Accelerator is partnered

with two utilities, ConEdison and National Grid, to further advertise their services.

Services for customers inclutiechnical assistance, connecting with contractors, finding incentives and
financing, luilding staff training, and general project supporThe Retrofit Accelerator provides

educational resources on ways to save on heating, cooling, lighting, water, building envelope, and
NBySsélofS SySNHed ¢KS ¢6S0aAiidS oeMadsiSavé Kplicatidn, / Ly OS
Portal, to sort available incentives by building type, opportunity, heating fuel, and program

administrator. TheGreen O&M Training Hub provides resources for a variety of facility operations and
maintenance staff The RetrofitAccelerator directly offers one to twday training sessions for building

operators through the training hub, and also provides information on-&Pé& courses for building

operations and performance.

This program utilizes benchmarking and energy auditrinftion to prioritize buildings and

subsequently tailor marketing toward buildings that need the assistance. As of November 2017, 1,631
participants had completed projects, 343 were in progress, and an additional 3,261 had engaged with
the program. Effieincy advisors found that it was important lieverage existing relationships to reach
participantsand thatspecificity in project recommendations increased the likelihood of project

uptake. Additionally, they found that Bocus on specific upgradgzreverted participants from being
overwhelmed and made ECMs implementabl@hese lessons could merit an investigation of segment
specific outreach in Cambridge.

Key Takeaways

9 Addresses the need expressed by stakeholders to have a contact for energy effixizgrayns
and a means of receiving clear, streamlined information about incentives

1 Program could make energy efficiency more accessible to cagaistrained building owners
and operators

PG&E Commercial WheBaiilding Pilot Program

Pacific Gas and Eleict (PG&E), an electric and gas utility which serves a majority of California,
implemented gpay-for-performance (P4P) incentive model pilot for commercial buildinggginning in
2013. The program was relatively small (12 buildings) and addressed muoldpkures, including

retrofit, retrocommissioning, behavioral, and operational savings. The program was designed to target

12|MT. (2018)Successful Partnerships to Accelerate Efficiency: NYC Retrofit Accelerator.
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small to medium commercial buildings (10,6000,000 sf), which include office, retail, grocery,
government, and educational faciés.

In a P4P model, incentive payment is received based on building performance over a designated period
of time, as opposed to up front. In the PG&E progratmylarid payment structure included a portion of

the incentive paid up front, and the remainingortion paid after the first yeatbased on energy savings
compared to premplementation levels. While this program implemented a g¢®ear performance

period, limiting financial and performance risk, longer programs have an opportunity to incentivize more
consistent savings with deeper retrofit measures.

Buildings were targeted for participation by taking existing energy data and screening for the

consistency of historical data usatj&Vhile this limits eligibility of buildings, better baseline data

increases the reliability of savings estimates. The PG&E protaayated 15% energy savingh has

been suggested that P4P programs target a reduction of 10% or more compared to a baseline to
differentiate energy savings from other energy use variattdrBG® Qa NBIj dZA NBYSy & F2 NJ
included installation of at least three qualifying retrofit measures above code, 12 months of stable

operations prior to the commitment date, and 24 months of stable building operations following
implementation. Lesseesumst have three years remaining in their lease agreement. Verified results for

this program as of early 2017 indicateerage kWh savings of over 20% and installation of four ECMs
However, the verification of savings in the program has been involvedimedcbnsuming?®

According to analysis by the Natural Resources Defense CéumaielyP4P models may not be

sufficient to overcome Massachusetts market barrieggperienced by existing P4P models, including

high upfront costs for metering systems and a lack of qualified engineering firms. Additionally, feedback
from stakeholders has been in favor of turnkey solutions, suggesting a preference for moving away from
P4P options. Eversource has also moved away from P4P in the latest Energy Efficiency Three Year Plan
with the latest retrocommissioning offerings. Thus, the applicability of P4P to Cambridge and its energy
efficiency strategy is worthy of further discussio

¥ Numerous factors affect energy usage, including occupancy and thermostpoisgtchanges. When eluzting
the feasibility of P4P for a building, it can be time consuming and expensive to normalize for these factors.
Thus, buildings with consistent historical energy use make better P4P candidates, as payment is tied to the
performance of a building agat a premeasure estimate based on historical data.

NRDC. (2017Rutting Your Money Where Your Meter Is: A Study of Pay for Performance Energy Efficienc
Programs in the United States

5GTM. (2015 D3 903 t I & FT2NJ t SNF2NXYFyOS tAf2G A& | . A3 5S8FHf 7

8 NRDC. (2017Rutting Your Money Where Your Meter Is: A Study of Pay for Performance Energy Efficiency
Programs in the United States
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Key Takeaways

1 P4P is an alternative incentive delivery method that is designed to incentivize continued energy
savings

1 When applied in suitable buildings, P4P provides an opportunity for high energy savings

9 This case study illustrates success WitP in the same kinds of buildings identified as targets in
the above quantitative analysis

Consortium for Building Energy Innovation (CBEI)

Active in Pennsylvaniafrom20dlnmc = / . 9L ¢l & &l YdzZ GARAAOALI Ayl NE
private sectottechnology companies, and economic development agencies formigtts on

developing solutions to address the energy efficiency retrofit challenges in the smaalti medium

AAT SR O2YYSNDALt 0 donith Bhd god of tarfgetig /a 280% efekgiNdseSrédéiction

in buildings under 250,000 square feet. CBEI identified four focus areas to achieve such improvements,
includingintegrated design, technology packages, portfolio solutions, and workforce development

While the integrated design and tesblogy packages focus areas may be more applicable to the design
of Mass Save offerings, portfolio solutions and workforce development aspects of the program
incorporated efforts that could be adopted by a voluntary retrofit program in Cambridge. Thefrole

CBEI was to research and pilot energy efficiency measures with the goal of producing implementable,
scalable programs for commercial buildings.

Integrated Design and Technology Packages

Integrated design emphasizes the role aligning multiple buildBgggems plays in generating more

robust energy efficiency solutions. This primarily included research on simulation modeling and
highlighted that modelers are often not included in smaller retrofit projects due to capacity constraints
and lack of technicdnow-how. CBEI also conducted research to prioritize opportunities for energy
efficiency and identifieduilding envelope (i.e. windows, walls and doors), HVAC, and sensing and
controlsas key areas of focus. Within sensing and controls, CBEI also explemmle thatbuilding
automation could play to improve existing equipment performance, while limiting the amount of new
equipment needed.

Portfolio Solutions

The portfolio solutions focus of CBEI sought to address actions stakeholders with largegsoctiald
undertake to address energy efficiency. Targeting larger portfolios was a means of enabling a large
number of retrofits to be performed by empowering managers with data and audit information across
their building stock.

17 Consortium for Building Energy Innovatio
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CBEI supported Philadelphin implementing its benchmarking ordinance in 2012 and collaborated with
incentive program administrators to create dadaiven, targeted approaches for incentive delivVéry

CBEI also helped develop and implemenbarbill financing program pilowith the Navy Yard Electric
Utility®, which includes offerings for renewables and combined heat and power to be financed through
monthly electric bills.

Workforce Development

Theworkforce development focus of CBEI was intended to increase energy efficiency literacy among
building owners, operators, managers, and regulators. The Department of Energy produced the Better
.dZAf RAy3a t NPINFY 3Tdzi RSt Ay Sabtyrandiceniisielcy of BdBmdciia A 3y S R
0dzA f RAYy 3 ¢ 2 NJ P eBEDSit updiBhiR 1 yréate b compeiency model for building energy
auditors, building commissioning professionals, building operations professionals, and energy managers.
This has hgledidentify areas in which additional training should be developed and offerted

enhance building operations and retrofits.

CBEI collaborated with Pacific Northwest National Laboratory, the Building Owners and Managers
Association (BOMA), and APPA: lezalip in Educational Facilitié$o develop aBuilding R€lTuning

Training This training, with options for buildings with and without building automation systems, is
designed tchelp building operators return buildings to their optimal performanceThe training was
deployed nationwide in 2016, and actions identified in the training can help reduce building energy use
from 5-25%.

CBEI also developedaoker Training Coursavhich providegnergy efficiency education to brokers to
represent building energy performance in transactions between owners and tenaktassachusetts

was identified by CBEI as a market for the broker training and CBEI made contact with providers via the
National Association of Realtors. At the conclusion of the CBEI term, the broker training program was
planned to be taken up by the Certified Commercial Investment Member Institute (CCIM). In Cambridge,
stakeholders identified the importance of property changeover asia for implementing deeper

energy efficiency retrofits, and a broker training may be an opportunity to introduce and educate on this
concept.

Given the emerging trainings available to address workforce education and development, there are a
number of wgs Cambridge could support such programs. Options inckaiking with Eversourceo
incentivize and support trainings for buildings with high energy eserdinating with trainers to tailor

18 Targeting Rebate Program Customers with Benchmarking Data Analytics Methods

190n Bill Financing Case Study: PIDC and the Philadelphia Navy Yard

20Js Department of Energy Better Buildings Workforce Guidelines

21 APPA: Leadership in Educational Facilities is the organization formerly known as the Association of Physical Plant
Administrators. APPA works at the interface of education anitittas management to deliver positive
learning environments for students, faculty and staff.
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training so it is responsive to the needs in Cambridge buildingpartnering with organizations to
provide targeted outreach for training program recruitment

Key Takeaways

T

T

Guidance exists on how to use benchmarking data to target buildings for energy efficiency
projects

Cambridge stakeholders have expressed inteiresvorkforce developments such as the City of
Boston Building Operator Controls (BOC) Training Pilot, and a variety of implementable trainings
exist

Utilities are committing to training and education in the latest Energy Efficiency Three Year Plan,
SO mae training opportunities are on the horizon

Workshop 2 Discussion Questions

In Workshop 2, the intent of small group discussion is to shift away from discussion of barriers toward
outlining how a retrofit program could address the specific needgakeholders and what it could look
like. Ahead of Workshop 2, we would like stakeholders to consider the following questions and come
prepared to share their thoughts:

T

Based on your understanding of Cambridge buildings and the data analysis presetiied in t
memo, where do you think a retrofit program should focus (e.g. building size and/or types)?
Which of the needs identified from Workshop 1 resonate most with you? Which needs should a
comprehensive retrofit program focus on addressing?
Does your orgamation have any outstanding financing needs surrounding energy efficiency,
and should a retrofit program seek to address financing needs?

0 Is the prospect of establishing a Cambridge Green Bank to finance energy efficiency

projects one that should be pured as part of this initiative?

Do any of the programs from other jurisdictions seem valuable to replicate or consider for
Cambridge?
Are there any additional needs for a comprehensive retrofit program you can identify that this
analysis has not yet captui@
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Suggested programmatic offerings for a comprehensive retrofit program

Type of
Program/Service

What services are potentially Included?

Barriers and/or needs addressed (Categorized by TA, Timing, Financing or Other)

Offering

Barriers addressed:

Concierge Services to help customers to navigd

Navigator existing programs (e.g. NYC Retr¢ 1 TA¢ Audit providers lacking the technical capacity for comprehensive audits (e.g.
style program) and connediuilding technicians who lack the skills required to perform lighting audits)

Example: owners and tenants with energ 1 TAgFacilities managers who lackpacity for strategic planning efforts (Sradiedium sized

NYC Retrofit efficiency resources businesses)

Accelerator Enhanced energy audit process w| 1 TAg Confusion surrounding incentives and available assistance

more detail in audit

Services to help coordinate ar
improve timing alignment  with
planning cycles

Resources to translate audit resu
into actionable measuresompatible
with capital planning cycles

Needs addressed:

=A =4 =4 4 A

TA- Translating technical content from audit reports into capital planning actions
TA- On-call regesentatives and utility follovup on audits

TA- More detail in audits

TA- Clear, streamlined understanding of incentives

Other- Benchmarking to determine what segments to target

Other- Increased tenant awareness

Training(cross

Example:

Building operations training an

on the benefits of retrofits to help gai

traction internally

Barriers addressed:

cutting) and workforce training to build a pool g § TAc¢ Audit providers lacking the technical capacity for comprehensive audits (e.g.
workforce new facilities managers (e.g. Buildi technicians who lack the skillsquired to perform lighting audits)

development Operator Controls training) 1 Financing; Difficulty securing funding internally

(WFD) Internal education for building stal § Other ¢ Staff capacity for EE projects. A WFD training program could provide the tr

required for facilities managers as shortages of qualified personal is iettnat has been
noted.
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Building Re
tuning Training
developed by
PNNL, BOMA an
APPA

Needs addressed:
I TAcg Green workforce development for new equipment O&M
9 Otherc Increased tenant awareness

Pointof-Sale Program to intervene and capture | Barriers Addressed:
the attention of buyers to encourage § Timingg Energy audit report timing: information not provided early enough in planning ¢
or require implementing ECvig 1 Timingg Difficulties implementing measures in occupied buildings
property time-of-sale or changeover| I TimingcL RSY GAFeéAy3a o6dzAf RAy3a WR2eyiGAYSQ G2
1 Timingg Dearth of buildingvide opportunities
{1 Timingg Internal tenant coordination
1 Financing; Difficult to secure funding ternally
Needs Addressed:
1 Timingg Internal and City pressure to move things along
1 Timingg Address replacements before emergency response is needed.
1 Timingg Early outreach to buyers during property changeovers
1 Other: Benchmarking to determine whe¢gments to target
Bundling and . This could include a package | Barriers addressed:
TurnKey prescriptive incentives for commo|  Timing- Weather and seasonal dependency
Solutions retrofit measures for targeted facility § Timingg Internal tenant coordination

Example: Boston
Sustainable
Office Design
Program

types (e.qg. office, multifamily, labs)

. Tenants¢ Sustainable office desig

program ¢ existing tenantfit out
program that offered bundleg
incentives for lighting packagehow

could this be expanded?

1 Financing- Lack of financing means to support ECMs from audits, particularly for-g
medium sized buildings

I Other¢Increase in Cambridge permit fees (e.g. potential redwdith permit fee for buildings
participating

1 Financing; Difficult to secure funding internally

9 Otherc Staff capacity for EE projects and pursuit of incentives
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Needs addressed:

9 Otherc Increased tenant awareness

 Other¢ Pursuing RE and EEamdem

I Other¢ Balancing short vs. longer term EE projects

Changes in
Incentive
Delivery

Example: PG&E
Commercial
Whole-Building
P4P Pilot

1. Pay for Performance Pilot Models th

incentivize:

a. Deeper energy efficienc
improvements (tiered
incentive levels for higher
reductions)

b. Optimally uses hybrig
approaches, where som

Barriers addressed

1 Financingg Lack of financing sans to support ECMs from audits, particularly for s
medium sized buildings

f Financingg Defining customer as smaflSRA dzY R2 Say Qi
medium sized investment

1 TAg Having a facility manager does not ensure an organizatiae lptanning capacity fo
strategic planning

1  TAc¢ Some confusion surrounding incentives and assistance

ySO0Saa

payment is received upfron

for cashflow
2. Early replacement incentive delive
for major building operating systerm
(e.g. boilers)

Needs addressed:

1 TAc Translating technical content from audit reports into capital planning actions
1 Timingc Internal and City pressure to move projects along

1 Timingg Early outreach to buyers during sales/property changeover

1 Timingg Addresses replacements before emergency response is needed

1 Otherc Deeper energy efficiency improvements

Cambridge Greer
Bank

Example:
Connecticut
Green Bank, DC
Green Bank

1. Funding mechanism for building
owners to seek low interest capital
loans for energy efficiency upgrades.

2. Service offerings could support ener
efficiency, as well as renewable a
water investments vith
demonstrated ROl allowing fc
comprehensive building upgrades.

Barriers addressed

I Financing Lack of financing means internal capital needed to support ECMs from &
particularly for smalmedium sized buildings

f Financingg Defining customer as sh& SRA dzy R2Say Qi
medium sized investment

Needs addressed:

1 Financing; Difficulty securing funding internally

i Financing; Funding for deeper energy efficiency improvements

9 Other¢ Pursuing RE and EE in tandem

y$084a
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Beyond Efficiency

Provides a connection point t
building electrification
Enables coordination for City (@

Barriers addressed:
1 TAc Facilities managers who lack capacity for strategic planning efforts
Timingg Few building widepportunities

Water/Energy Nexus and suppor
alignment  betveen City and
MassSave programmatic offerings.

Needs addressed:

1 Other¢ Packaging energy and nemergybenefits

1 Other¢ Pursuing RE & EE in tandem

1 Otherg Advancing building electrification

1 TAc¢ Workforce development associated with management of falctrified buildings
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Workshop 3

On December 182018 the Cityof | YO NA RIS KSf R Ada aSO2yR ¢2N]JAy3 3N d:
Building Energy Use Disclosure Ordinance (BEUDO) Task B Analysis. Task B seeks to develop a voluntary, comprehe
retrofit program for the City of Cambridge to help BEU@dings best utilize existing program offerings through Mass
Save and other state/utility programs to achieve deeper energy retrditisse retrofits can help BEUDO buildings meet
and exceed potential BEUDO performance requiremantsalseenable thedeep carbon savings necessary to meet our
mutual climate mitigation goals. In recognition of the urgency of these goals, the last two workshops will be more
narrowly focused on fleshing out specific strategies that can enable more deep energy retrBESIDO buildings.

Given the central role of the state MassSave program in incentivizing and delivering energy eadasgresthe City of
Cambridge andts consulting team conducted interviews with BEUDO stakeholders and Eversource to talk

through opportunities to more fully utiliz® @S NA 2 dzNEn&§Y RetrbfiSF3dgiain context ofthe strategies which
received the most interest at the last meetitthe Concierge Navigator concept, workforce development and training
and going beyond efficiencylhe consulting team also convened two tenant focus groups to further assess the barriers
and opportunities for Cambridge buildings subject to BEUDO to pursue energy efficiency: one for offices and one

for largemultifamily.

The goal of the third workig group meeting is to enable dialogue between the BEUDO stakeholders and Eversource to
increase mutual understanding of the current MassSa@eep energy retrofiprogram offerings and opportunities to
improve these offerings to make them more accessiloié impactful for BEUDO buildings. Resulting recommendations
will serve as the basis for final program design for discussion during the fourth workshop iA Kgitlevelagendeof
the third working groupmeetingfollows:

1 WelcomeA Yy i N2 RdzO G A 2 of thepridritizationresulsX@ritheJastworkshop

1 Presentatioron existingofferings withr ¥ 2 Qudz& 42 yDéepPEn&dy Retrofit Prograny Eversource

1 Group discussionn the Deep Retrofit program and other efings

In advance of the third working group meetingn ThursdayMarch 28, 2019%rom 2pm-4pm ata L ¢ L adffige® dhe
project team has developed a set of conversation starters for consideratibgour buildings operators or
property managers are planning to attend, please let us know in advance so vensarewe havesufficient capacity to
accommodatesveryone.To prepare for a productive conversation, please consider the following questions in advance of
the workshop:

f If your company has alBversource Account Representative, who interfaces withattemunt

representativefrom your team? We are most interested in understanding the person or persons role(s) or

position(s)and encourage you to invite them to the workshop

1 Does your company have a Memorandum of Understanding (MOU) outlining energy saving and incentive

commitments with Eversource? If so, how has the MOU influenced your energy ratifity?

1 Are you aware of or has your organization used the Eversoustei@ypathway for C&tio achieve deep energy

retrofits?

9 LT @2dz KI@S dziAt AT SR (GKS /dzadG2yYy tlIGKgle F2NJ /gL

have been improved?
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Workshop 4

Overview

During Workshop 3, Eversource presented on existing program offerings, includingtiesr process, Custom Retrofit Program, and Equipment and Systems
Performance Optimization (ESPO) PrograimK | i O2 dzf R & dzLJLJ2 NI  / | Y 6 NA RrédScfichs ifSBE@ZONIildingsi PurtHer@étail S S |
existing programs is included in the first table below. The following table maps stakeholder feedback from Workshop 3caog tp@ups, provided through

either discussion or in writing on the conciengavigator and the Mass Save program. This preliminary list is intendsive a starting point for development

of a Cambridge comprehensive retrofit program straw proposal.

High level findings from Workshop 3 indicated an interest in:
A Opportunities to streamline and/or optimize tiErogram intake process,

A Increased training and outreach on energy efficiency offerings/endors, finance, and
design/engineering firms, and

A Provision otomprehensive building retrofit guidangepromoting nulti-measure processes
for whole buildings and incorporating capital needs assessments.

Opportunities are organized by groupings of the barriers and needs shared by stakeholders during Stakehold
Workshop 1.The three primary categories of needs and barriers incluggaes related to existing ers
program awareness, needs for increased technical assistance, and additional training. The table
organization alseonsiders feedback from the office, multifamily and labs focus grouphich
highlighted the need for assistanceaking the internal organizational sale for energy efficiency,
increased building operator training, tenant engagement and having consistent contacts (internal and
external) for energy efficiency needs.

As the straw proposal develops, areas for collaboratiill also be mapped in a Venn diagram structure, noting efforts that will be led by the City, Eversource,
Stakeholders, or a Concierge. This will also identify areas of collaboration between one or more groups. At this timeidtgeds planned tbe housed
within Eversource. The lortigrm potential for the concierge to be established as a separate entity will be reevaluated as the program evolves.

Suggested actions and areas of focus are denoted as happening in the short tesrmgmmidr long tem. Shortterm refers to the present until July 202@id-
term refers to July 2020 through 202bng-term refers to 2022 and beyond.
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Actions and programs developed during the skerim could be further developed and executed as pilots in the-tmith, creating the potential to be
incorporated into the 20222024 Three Year Plan, if appropriate.

2019

2020

2021 2022

718191011 |12|1

2/3|4/5(6|7|8]9]10|11

12/1|2|3(4/5|6|7(8|9|10/11(12|1|2|3|4|5(6|7|8]9]10

Shortterm

Mid-term Longterm

Existing Pathways Descriptions
Eversource currently offers two programs for energy efficiency retr@itsstom Retrofit Progranand Equipment and Systems Performance Optimization
(ESPO)in addition to a suite of other incentives and offeringsirther detail on these twofferings are summarized in the table below.

To participate, stakeholders can either contact @mbridge liaisonor utilize thesegmentspecific intake processThe segment specific intake utilizes account
executives and energy efficiency consultantsvidk participants through the process and arrange energy efficiency services.

Pathway

Current Opportunities & Workflow

Description

Custom Retrofit Program
t N2PGARSA |
into energy efficiency
solutions using technical
resource and study
assistancehrough a
preferred vendor. Ideal
for capital projects.

1 Walkthrough Audit for ECMs
1 TA Study with Mass Save Vendor
9 Implement ECMs

1 Utilizes a customer relationshipvith Eversource to optimize building operation
and save energy.

9 Eversource canoonduct a study on the facility to make recommendations and
create an action plan. Eversourgically fundshalf of the study, the customer
paysthe other half. Thecustomerportion ensuresuy-in
anddedicatedresourcesrom the customer to execute arpject.

9 Eversource, the customer, and the vendor can create a custom retrofit
projectemphasizing comprehensive approaches
o Entailscommitting to an incentive amount, ensuring vendor follow
through, conducting preand postperformance studies, andeviewing
submittalsto evaluate the project.
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1 Customers ar@ot required to work with preferred vendordut can typically
receive better incentives/hen partneringwith preferred vendors.

ESPO

Offerslow-cost/no-cost
options for
retrocommissioning
buildings with existing
BMS systems. Ideal for
operations.

1 Building Assignment/Investigation
1 Implementation
0 Low to NeCost Operational
Changes
0 Tuning Systems
0 Whole Building Tuning

9 ESP@xamines current operating systemsitientify problems and lowcost/no-
cost measures to improveerformanceat no cost to the customer

9 Eversource willund 100% ofetrocommissioningoptions, to a certain level, and
then will payadditional incentives on a payfor-performance(P4P)basis

1 Provides gathwayfor building owners to receive incentives without
cumbersomeengineeringcalculations typically associated wliP4P.

1 Buildingamust have a BMS systeto participateandneed to prequalify based
on building type, use, and funding.

9 Three forms of optimization are availablew-cost tuning measures, targeted
tuning measures, and whole building and process tuning

New Straw Proposal Pathways

Need & Challenge

Action

Role Timeframe

1. Improved Intake Process

Actions included here are intended to
address the issues of lack of program
awareness and need for program points of
contact with whom stakeholders can
interact. Tenants expressed need for
consistent internal and external contadts
general energy efficiency program

questions.

1.1 Develop @igital communication/marketing strategy, 1 City Shortterm
potentiallyleveraging BEUDO data target retrofit candidates | § Eversource

1.2 Develop andhaintain a list of designengineering, and 1 City Shortterm
construction firms working on building project® ensure they | 1 Stakeholders
have the latest program information

1.3 Conducbutreach to local organizationto engage a broader| 1 City Shortterm
audience of building owners and tenants with information on | 1 Eversource
energy efficiency offerings. Organizations may incindestry, | 1 Stakeholders
professional, and trade organizations, the Chamber of
Commerce, business improvement districts, financial
institutions, and real estate brokerand utilize existing
stakeholder relationships to distribute information.
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1.41dentify the appropriate contactflypes of positions (e.g., 1 City Shortterm
facilities, regional management) associateith tenants and {1 Eversource
building owners to ensure information on energy efficiency is | 1 Stakeholders
received, first drawing upon BEUDO reporting contacts
1.5Track building/renovation permitdo conduct outreach on | 1 City Mid-term
available efficiency programs, with the understanding this may
only influence future projects
1.6 Increasaitilization of MOUsamong existing MOU {l Eversource Mid-term
participants, to include exploration of opportunities for 1l Stakeholders
comprehensive retrofit approaches.
1.7 For noeMOU customersglevelop and maintain regular 1 City Mid-term
relationshipsbetween building owners and Eversource to 1 Eversource
encourage program participation and enlist customer 1 Stakeholders
commitments in comprehensive actions
1.8Engage more directly with vendorexdoring ways in which | T Eversource Mid-term
the concierge could evolve to be a vengbiven model, and
educate and encourage vendors to recommend incentives or
renewable energy to customers

2. Increased Technical Assistance Capacil 2.1 Develop &ambridgebased concierge funded by Eversourc 1 City Shortterm
induding a series of pathways-8D0 number or website, liaison,| 1 Eversource

. . . . i iCi i ncier

This set ofictions is designed to address accou.nt ﬁxecultlvi., enetrg%/ efﬁmer:c;; c?nsultant) to fill thif'ggp 1 Concierge

issues for stakeholders with gaps in lack o organizations lacking staff capacity to focus on energy efficien

organizational staff capacity or lack of 2.2 Develogriteria for prioritizing buildings in large portfolios | 1 Eversource Mid-term

technical expertise and promote

comprehensive building retrofit guidance.

for energy efficiency retrofits and help organizations determing

what buildings to prioritize and enroll in a program

9 Concierge
q Stakeholders
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2.3 Develop and provideegmentspecific guidancée.g., large | T Eversource Mid-term
multifamily, labs) for owners, including segmesptecific retrofit | 1 Concierge
measures and engagement of segmspecific vendors 1l Stakeholders
2.4 Considewhole-building, long-term planningin building f Eversource Mid-term
programs byconnecting capital needs and energy efficiency | 1 Concierge
retrofits, providingcomprehensive building retrofit guidanand | 1 Stakeholders
providingenhanced incentivefer multi-measure projects
3. Provide Additional Training 3.1 Host resources witinformation about available programs in| T City Shortterm
the Commonwealthfor efficiency, electrification, and 1 Eversource
This need encompasses actions that can | renewables,including but not limited to Eversource offerings
taken after stakeholders are informed of | 3.2 Utilizing outreach channels identified in Action p@wvide | 1 Concierge Shortterm
program offerings and designed to help | targeted trainings to tenants and small building owneos {l Eversource
them take their next step toward energy | topics such as deep energy retrofits, renewable energy {l Stakeholders
efficiency implementation. Focus group | procurement, and how to discuss energy efficiency with intern
participantsexpressed a need for resource| |eadership.
02 KStLI g6A0K 020K Y : : reholders —
on energy efficiency and increased buildin 3.3 Leverag(.e information on successful program .use and rgtrc 1 Sta Mid-term
operator training. |mplemen'Fat|on throughworkshops and case studies to facilitat] 1 Eyersource
peer-learning 1 City
3.4Engage architecture and engineering firméth education on | 1 Eversource Mid-term

efficiency programs for new construction, retrofits, and tenant
fit-outs.
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City

Eversource

Stakeholders

Primary Role

Local Outreach and Other Support

Program Development anddministration

Commit to Efficiency and Leverage
Relationships and Experience

Improve Intake
Process

Develop a marketing and
communication outreach plan, in
collaboration with Eversource where
appropriate

Maintain list of design, engineering, an
construction firms engaged in energy
efficiency projects in Cambridge to kee
informed of the latest program offering
Engage tenants and small businesses
energy efficiency through industry and
trade organization, chamber of
commerce, or business imprement
districts

Identify organizational contacts (e.qg.,
asset managers, facility managers) for
outreach

Track building permits and conduct
outreach to those filing

1 Develop a marketing and

communication outreach plan, in
collaboration with the City where
appropriate

Engage tenants and small businesses
energy efficiency through industry ang
trade organization, chamber of
commerce, or business improvement
districts

Identify organizational contacts for
outreach

Increase MOU utilization

For norMOU customersdevelop and
maintain regular relationships
between building owners and
Eversource to encourage program
participation and enlist customer
commitments in comprehensive actiot|
Engage directly with vendors

Utilize BEUDO data to target buildingg
by EUI andytpe

Identify appropriate internal contacts
to receive correspondence from
Eversource and/or the City about
energy efficiency offerings (e.g., assel
managers, facility managers)
Periodically provide list of firms
involved with efficiency projects to adc
tod KS /AdeéQa RIGFDO
Utilize existing relationships with
financing institutions and
trade/industry organizations to
promote energy efficiency awareness
Increase MOU utilization, where
applicable

For norMOU customersgevelop and
maintain regular relationsips

between building owners and
Eversource to encourage program
participation and enlist customer
commitments in comprehensive actior
Commit to undertaking building
efficiency projects
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1 Guide/help inform thedevelopment of a Develop and fund a concierge prograr Provide support to portfolio
concierge program by mobilizing TA and Investigation prioritization criteria development
1 Explore opportunities to expand the Teams Implement criteria for portfolios to
Cambridge Multifamily Pilot to other Review projects under development select buildings to enroll in program
building segments with account exective/energy Include Eversource in internal capital
efficiency consultant teams, planning meetings, where appropriate
Increase documenting type and implementatior
Technical timeframe
Assistance Develop criteria for prioritizing
Capacity buildings in large portfolios
Develop segmenspecific retrofit
resources (e.g., air management lab
program)
Engage segmerdpecific vadors
Provide enhanced incentives for muilti
measure retrofit projects
1 Maintain resources and/or Create materials that summarize Share and help develop case studies
documentation for available energy Eversource offerings for energy and lessons learned for successful
efficiency, electrification, and renewabl efficiency and electrification, tying to retrofit projects to share with other
energy programs in MA other local or state offerings where internal (e.g. finance departments) an
_ 1 Share case studies developed by the applicable external (e.g. vendors) stakeholders
Provide City, Eversource, arBtakeholders Collaborate with stakeholders to Engage small businesses on energy
Additional develop case studies and lessons efficiency through a range of channels
Training learned for successfuetrofit projects including industry organizations, the

Engage small businesses on energy
efficiency through a range of channelg
including industry organizations, the
Chamber of Commerce, and business

improvement districts

Chamber of Commerce, and bosss
improvement districts

A-32



CADMUS
Implementation Questions

1 The City of Cambridge requests stakeholdkisk deliberately about two implementation questions ahead of Workshopalenable a productive
conversation and transition ideas from concept to implementation.

0 What does the development and implementation of these pathways look like to yda?nform proposal development, we would like
feedback on how stakeholders see theiganizations participating in a comprehensive retrofit program and the kinds of actions that should be
included (whether undertaken by the City, Eversource, or stakeholders).

0 What commitments are you willing to bring to the tableTmplementation of a comprehensive retrofit program will require btip and
commitments from the City of Cambridge, Eversource, and stakeholders. We would like to further understand what stakefeold#irsgato
contribute to the program and the kinds of efforts they wouldvadling to undertake as part of program implementation. Sample actions may
include, but are not limited to:

A ldentifying organizational contacts to receive correspondence from Eversource and the City about program offerings
A Developing case studies from sassful projects to share with other organizations in Cambridge
A Dedicating time to evaluate building portfolios and identifying near term candidates for comprehensive retrofits
o tfSIrasS LINPGARS (62 LINAYIFNE oF NNASNE T2N) K& @& 2dzNJ 2 NHoffghikgs.l G A2y Q
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Workshop Summaries

BEUDO Task B Workshop 1 Notes
Existing Energy Efficiency Programs & Market Need
November 14, 2018

MITIMCO
Attendees
Jeff Cook, Alexandria Real Estate (ARE) Roshan Bhakta, Eversource
Tom Bryte, ARE Jaclyn Olsen, Harvard Sustainability Office
Mike Swenson, BR+A Sarah Hoéind, JLL
Seth Federspiel, City of Cambridge Cammy Peterson, MAPC
Nikhil Nadkarni, City of Cambridge Maureen McCaffrey, MIT
Melissa Chan, Climaferotection Action Lauren Baumann, New Ecology
Committee (CPAC) Scott Smith, Novartis
Alex Levening, Cambridge Redevelopment Nate Strong, Rise Engineering
Authority (CRA) Egan Waggoner, Cadmus
Stacia Sheputa, City of Boston Kathryn Wright, Cadmus
Ben Silverman, City of Boston Julie Curti, Cadmus
Steve Miller, Eversource Kate Mueller, Cadmus
Background

Thismeeting, held on November 142018, is the first Worklng group meetlng as part of the City of

/F YONARISQa .dAtRAYI 9ySNHe ! 4S8 5Aa0f28d2NB hNRAYE

develop a voluntary, comprehensive retrofit program for they©it Cambridge to help buildings best
utilize existing program offerings through Mass Save and other state/utility programs.

Purpose
This meeting sought to:
1 Establish a collective group understanding of Task B objectives and existing and proposed
energy dficiency programs
1 Present research on:
o Existing energy efficiency programs available for Cambridge buildings
0 Proposed offerings in the 2032021 Three Year Energy Efficiency Plan
0 Perceived barriers to energy efficiency retrofit participation as desciiyed
stakeholders in initial interviews
1 Collect stakeholder feedback on their experiences with existing energy efficiency and incentives
programs and the needs that a voluntary comprehensive retrofit program should address to
increase energy efficiency pn@yn participation for BEUDO buildings
91 Determine the focus areas for Workshop #2 research, including programs from other states
FYRK2NI £ 20 AGASE GKFG YIe 08 NBESOIyd G2 /1t
Presentation
The City of Cambridgg LISY SR G KS YSSliAy3 6AGK Iy 20SNBASG 27F
outcomes of Task A of BEUDO Analysis, which sought to develop energy efficiency performance
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requirements for BEUDO buildings. The City introduced Task B, through which Carabekig to
develop a voluntary, comprehensive retrofit program that would help existing buildings achieve deeper
energy savings.

The City gave a brief presentation on the Cambridge Nralthily Retrofit Program as an example of the
type of program a voluary retrofit program could support. This program provided targeted outreach
and engagement with Mass Save to engage 18@00 households with both Mass Save energy audits
and a solar advisor assessment. The program highlights how a voluntary retogfiapr could take the
existing Mass Save program and make it work better for Cambridge buildings.

Cadmus presented research results on existing energy efficiency programs available to Cambridge
buildings, proposed offerings forthcoming through the MA 2@021 Three Year Energy Efficiency Plan,
and initial stakeholder feedback gathered from informal interviews with selected stakeholders related to
barriers to energy efficiency participatioRresentation slides are attached.

Presentation Questions a@bmments

1 One stakeholder noted the importance of determining whagments of buildings to target
(e.g., institutional, mediursmall commercial, etc.) and owners to engage as part of this
process, in order to manage expectations for reductions in enengguoption.

1 Another stakeholder noted thaenewable energy complements energy efficiency measyres
and that customers may have more contact with renewable energy initiatives, since they are
actively seeking the revenue and savings renewable energy may dffese conversations
would be an opportunity to also introduce energy efficiency. To better engage stakeholders
around energy efficiency measures and maximize program uptake, a voluntary retrofit program
should consider utilizing additional pathwaysititomplement energy efficiency.

1 With respect to other statewide programs, one stakeholder noted MassCEC offers
programs that complement Mass Sayand thatDOERsometimesprovides funding for
innovative programs Cadmus noted the MassCEC Clean Hgatid Cooling heat pump
program and DOER Affordable Access to Clean and Efficient Energy initiative as examples of this.

1 Inresponse to a question, Cadmus and Eversotleréfied what was meant by streamlined
retrocommissioning describing that retrocomissioning has historically been a data intensive,
pay for performance program. Now that there is more available data on historical usage,
retrocommissioning can be more prescriptive and streamlined.

1 One stakeholder asked if there areentives for new igas and technologiedt was noted that
there is a formal platform for new ideas and innovation processes through the Massachusetts
Technical Assessment Committee (MTAC), and MassCEC incubator programs.

1 One stakeholder also noted that the 202021 Three &ar Energy Efficiency Plan provides a
new municipal and community partnership strategy address ways in which communities can
work with utilities to improve energy efficiency participation.

Breakout Group Facilitation Exercise

Purpose

The smallgroupxlda Odza aA 2y Qa LizN1J32asS g1 a G2 O2ftfSO0G adl 1SK?2
energy efficiency programs and to identify the needs that a voluntary comprehensive retrofit program

should address to increase energy efficiency for BEUDO buildings.

A-35



CADMUS

Format

Stakeholders were broken into two groups of similar composition to participate in the facilitation
exercise. Cadmus proposed three existing energy efficiency program areas for discussion: energy audits
and technical assistance, conservation measurentiges, and financing. Groups were also provided an
opportunity to suggest other areas for discussion. For each area, groups were asked to discuss the
following questions:

1 What has been your experience with accessing programs in this area?

1 What parts of tiese programs have been helpful and/or advantageous?

1 What barriers have you faced as you have pursued these energy efficiency programs?

1 What existing needs should be addressed by a new program?
At the conclusion of the discussion, stakeholders were askedreider what form a comprehensive
retrofit program should ideally take and if there are any existing programs from other states or localities
that should be investigated by the research team.

Notes from the two small groups have been combined and ararizgd below based on areas of
discussion. Photos of the pin boards used during the exercise are included at the end of this document.

Group 1

The stakeholders recommended that Renewable Energy and Outreach be added as categories for
discussion in additioto the original categories energy audits and technical assistance, energy
conservation measures and finance. Ultimately, there was limited discussion on the topic of finance.

Energy Audits and Technical Assistance

9 One stakeholder noted the upcomimgtrocommissioning progranproposed in the 2012021
Three Year Plaas a big step forwargwhich another stakeholder echoed and indicated that,
while it is not perfect, it has been designed to remove as many barrigresssble.

9 The group noted thaproviders may lack technical capacity support energy audits. Engineers
conducting audits tend to lean toward their specialties, so audits tend to lean toward HVAC and
mechanical systems. Getting a whdleilding energy audtailored to needs can be difficult.

9 Stakeholders also expresstuhing issues with energy auditas the timing of reports prevent
energy conservation measures (ECMs) from being implemented.

o Stakeholders indicated that it is difficult implement the suggested measures in
occupied buildings.

1 Some stakeholders expressed tipgiessure from the Cityand internal corporate pressure, help
move projects along. Stakeholders indicated a needréorslating the technical content from
audit reportsinto their implications focapital planning processednstead of simply indicating
a measure, details on how to think about and sequence investments would be useful. Such a
concierge service would need to know both the technical and owner/operatoppetives to
be effective.

o The retrofit program would have to consider if there is a building size or portfolio size
threshold for which these services would be useful. Though larger customers may have
dedicated teams to implement efficiency measures, stakders also noted that just
because an organization is large enough to have facility managers does not mean these
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FMs have the capacity for strategic planning and {tawgn thinking: theconcierge
model may be broadly useful

0 While audits are helpful focapital planning processes and spreading projects out over
a longer periodmore detail in assessmentsould be helpful.

A For example, instead of stating that a chiller needs to be replaced, indicating
that a chiller should be replaced in the next fiveays gives organizations more
flexibility in capital planning and timing of replacements.

9 Stakeholders also discussed ttode of vendorsin such a concierge service. While some
stakeholders agreed engaging vendors because of their interactions withnguild
owners/operators is useful, others noted vendor biases and sales motivations as a barrier to
successfully using them to reach owner/operators.

Incentives for Conservation Measures

1 One stakeholder proposed investigatipgckaged incentives addressingth energy and non
energy benefits such as water use reduction that in turn saves energy.

0 The stakeholder noted the Cambridge current has some support for water incentives,
but these are not necessarily paired with Mass Save. The multifamily affordable
segment is interested in reducing water costs.

1 One stakeholder expressed that thgisting forms for pursing programs are clear and that they
have utilized Mass Save whenever possible

1 One property management stakeholder highlighted that conservation measwesdifficult to
implement based on whose name the meter is in. It is hard to get tenants to pursue measures
and have found it imore of an awareness issue than capacity issaad they have been trying
to educate tenants on benefits.

1 In addition to utiizing incentives, one stakeholder indicated the needgi@en workforce
developmentto properly operate equipment to achieve the benefits. Other stakeholders
echoed this, highlighting theomplexity of new equipmentand the detail and initiative
requiredto properly operate it. Full utilization of the equipment effective requires data analysts,
YR 2NEBFIYyATIFGA2yad 2F0Sy R2y Qi KI @S GKS 06dzR3IS

o The City of Boston recently launche®uailding Operation Certification Cours@16-
week course fully reimbursed by the utility after participants pass an exam. The pilot
targeted municipal buildings and is targeting institutional facilities next. There was a
good deal of stakeholder interest in expanding this program.

Outreach

1 One st&eholder had a question about thgpe of outreachused in the Cambridge MulEamily
Pilot program.

0 The City responded that there was not much targeted outreach, the program primarily
utilized City events and Mass Save pathways.

0 The City of Boston noteitthas successfully utilized more targeted outreach as part of
the BERDO initiative in partnership with CLEAReghbls has resulted in a 36%
conversion from outreach to pursuing an audit (36%)

9 Stakeholders were also in supportlignchmarkingby eitherthe utilities or the City to provide
indications of areas of success or segments to target.
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o A utility representative noted they are currently looking at this data to identify target
areas.

Renewables
1 Stakeholders proposed including a discussion of rexim&energy and electrification as part of
the retrofit program due to opportunities tpursue renewables and energy efficiency in
tandem.
o One stakeholder highlighted the challenging nature of renewable and distributed
generation projects, citing a cogeraion installation: the commissioning, engineering,
FYR whL 6SNB Iff RAFFAOdAzZ X y2i aLX dz3 | yR
1 The City and Eversource should collaborate on rarergy benefitsfor renewables and
address electrification challenges, such as grid capacity.
1 Another stkeholder suggested tying electrification and building envelope projects together.
Desired Outcomes and/or End Products of a Comprehensive Retrofit Program
9 Stakeholders were in favor ofTéA or concierge servide help people and organizations
interpret energy audits and connect with resources
9 Stakeholders also expressed interest in pursuitafer or non-energy benefit programss
there is a lot of interest in large multifamily buildings related to water, #n&y are willing to
make investments in this area.
1 One stakeholder indicated that electrification assumes a cleaner grid, so there must be a
balance between short vs. long term energy efficiency strategies
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Facilitation PirBoard Photos
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Group 2

The stakeholders recommended that Timing and New Technology be added as categories for discussion
in addition to the original categories energy audits and technical assistance, energy conservation
measures and finance.

Energy Audits and Technical Assistanc
9 Stakeholders noted that implementation of measures suggested in energy audits does not
happen due tdiming and financing issues(g. not getting the information early enough in the
development cycle and not having the financing means to support them)
o0 This was particularly notetbr medium and smalksized buildingswho often do not
implement measures from audits (vs. larger, more wedlourced buildings)
o Additional barriers noted included tretaff capacityof building staff
1 One stakeholder indicatedhéit many customers are meeting to discuss energy efficiency more
frequently than the group might expect, but less frequently than larger institutions like Harvard
and MIT. TheseustomersoftenR2 Yy Qi 1y2¢6 GKIF G (GKS dziAftAGASEAQ Sy
available to help andutilities may need to rethink their marketing strateg
o Stakeholders expressechaed for utilities to follow up on audits
o0 One stakeholder noted that customers are often directed to the Mass Save website but
would prefer having a peson to call and speak with
Conservation Measure Incentives
9 Stakeholders notedifficulties engaging within the medium and small CBiliilding segments.
Another noted that the model for small and medium sized customers becomelsime-based
(i.e. volumedriven) business modeind a mass market issu€he volumebased goals for
LINEANF Y RStEAGSNE |f&az2 R2y Qi AyOSyGAGAT S LINRINI
working with small and mediursized buildings on projects
1  The utilities rely on segmentation by quartiles: the top 25% comes from 50 customers, while
the bottom 25% has hundreds of thousands
0 The incentive process could be streamlined for smaller buildings
0 One stakeholder noted thatefining a customer as smathedium does not always
equate to small or medium investmentsas some investments in small businesses can
be $250k and above.
1 One stakeholder brought up instances in which there e@susion surrounding incentives and
assistanceln one example, a multifaitlg equipment replacement for a 3gearold system did
not end up qualifying for an incentive and, in another, ayd@rold gas to steam furnace

needed to be replaced, but as a small consumer, they could not find someone at the utility to
assist them.

1 Onestakeholder stated that when customers seek out incentives, they oftefogein the
information on the Mass Save websiténother has heard of customers trying as many as 3
times before ultimately giving up.

o Other stakeholders expressed that the M&ss/e process is not too difficult to use and
that the incentives provide fair incentive rates
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1 Stakeholders suggested havingecific point of contact to consult with customeim what
technologies are available to smaller custom@iisis may be especialhelpful with respect to
CPACE and strategic electrification initiatives.

0 RISE Engineering currently plays a role like this

0 This point of contact caencourage proactivity particularly for smalland medium
buildings and help them move to ndighting options

1 Aclear, streamlined pathway and understanding of incentivissneeded alongsiderisp and
concise marketingThere could be more encouragement for customers to lmeenproactive in
addressing lighting and nemechanical systems

0 Marketing to encourage customers to act must be concise and crisp.

1
Financing

1 One stakeholder noted thahcentives and financing cycles have traditionally not linag with
their internal dedsionrmaking process and financing cycles for many of the large energy users
(e.g., labs).

0 Several stakeholders shared that it candiicult to secure funding internallyas
projects are put in a queue of other projects and there can be internal divssios and
competing priorities. It can be difficult to make an internal sale for investments when
there are other competing interests and decisiorakers may be in other offices or
locations within the company.

1 Another stakeholder pointed to aincreasein Cambridge building permit fee§n some cases
by 50%) has been a barrier to project implementation, creating situations where the economics
no longer made sense and projects did not happen.

1 A stakeholder noted that ondeACE financinig finalizedMassDevelopment plans to offer a
number of trainings, education and resources to market the programcluding:

0 Sponsoring webinars and outreach efforts to contact potential customers.

o Developing resources on the requirements for propenyners.

o Implementing a 2§ear term limit with more measures to be involved under the term
limit.

0 Regionally selected where they will offer representation throughénsons meetings
and webinars.

0 Targeted outreach to potential program participants (tendors, municipalities,
installers) as the program is launched.

1
Timing

1 Numerous stakeholders highlightelifficulty in finding building downtime to undertake
energy efficiency measuress a barrier. Retrofits to achieve deep savings are not quickly
implementable, and deep retrofits often require the building to be unoccupied to be
implemented.

o0 Many buildings are 100% occupied, adding to the challenge

o Ceasing operations, even for smaller projects, is especially difficult for labs or
technologydependent enants like TV studios

0 There argarely buildingwide opportunities to see an exit of operations due to long
term leases
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1 Property changeoversepresent a key opportunity to implement projectarly outreach to
potential buyers is criticaland it would beébeneficial to reach out about energy efficiency
projects immediately after closing on property.

o New potential owners/occupants may come from out of state, making clear and concise
education on available programs and processes critical.

1 Project implementation isveather and season dependenSeasons dictate the timing of
heating and cooling upgrades, and there is a small window of time in which upgrades can be
completed.

o0 Projects must be planned well in advance (e.g., in the fall forawimpgrades)
o For buildings over 50,000 square feet, advancetice of a year or mores required for
action to occur, so planning needs to be done years in advance.

1 Medium and small business ofteaplace equipment as part of an emergency resporfegg.,a
heating system dies in the middle of winter) and they do whatever is available to quickly
implement. Equipmenteplacement needs to be addressed soonéefore emergency
situations arise.

0 The new upstream channel for new and replacement equipment ir2€18-2021 Three
Year Plan addresses this to some degree.

1 Internal coordination amongst tenantgs also a barrier. For buildings with major baseloads,
property owners/managers need to get bityfrom tenants to move forward with energy
investments, whicliequires time and resources.

T [ NBHS K2dzAaAAy3d LINR2SOia Ffaz2z KIFE@PS NBFAYlIyOAy3d ¢
often align with energy efficiency incentive programs.

1
New Technology

9 One stakeholder cited aissue with receivingncentives for a proven, but not commonplace,
technologyp 2 KSy (GKS OdzadG2YSNRa 2NBIYATFGA2Y 61 & A
they were told this technology would not count towards the incentive.

o It was noted that utilities haveninimum requiremerns for projects to qualify for
incentivesas part of their responsibility to ratepayers. They have rules on how they can
ALSYR NIGSLIE@SNEQ Y2ySe FyYyR ySSR (42 Ylyl3aSs
o Incentive payments for newer technologies are often retrospective based on
PSNF2NXIFyOS:T gKAOK Aa KFENR (G2 LINBRAOG IyR |
efficiency since building occupancy and use vary widely

9 Additional technology credits were added in February 2018, including alternative (renewable
heating and cooling RH&C) technologies like ground source heat pumps and air source heat
pumps.

0 Stakeholders expressed that these technologies need to be part of the discussion,
especially strategic electrification.
0 Education and outreach on RH&t@eds to be implemented andigertised

1 Several stakeholders cited a need to be updated on the best and newest technology options and

program updates
0 A stakeholder noted thalAPC does a good job of communicating new technologies
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0 Another stakeholder noted that theknowledge of new echnologies comes from
manufacturers and technology engineecgthe people who are designing and
equipping the new technology.

0 This could be a potential role for Cambridge as well or for PAs to cover

Desired Outcomes and/or End Products of a ComprelgeRsirofit Program

1 Program should have emphasis on smalinedium customersand addressing barriers to their
participation (bigger buildings noted as already taking action)

1 The City is wejpositioned toreach out to customerscan direct customers to theroper
resources and control permit fees.

9 Stakeholders noted they would like to see a greatesh for retrocommissioningind
associated technical assistance/resources for those who need it

9 Outstanding question: Because internal financing is often aestgl, should the retrofit
program makdinancingpart of the process?

1 How do they have their tracing of devits? Working through design is easier for larger consumers,
how do they work through the design?
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Concluding Thoughts

9 Stakeholders suggested Cadmus research programs and initiatirbgadelphia, New York
City, and Seattle.

1 Stakeholders also reiterated the importance of the turnkey model of retrofit delivery.

1 The City of Cambridge noted the second workshop will focumderstanding pathways for
improving access to energy efficiency programs and uptake of measunetuding what
resources can be brought to bear (e.g. performabased incentives and financihgnd
identifying what models (e.g. concierge models or other potentials options) may be identified
for potential consideration.
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BEUDO Task B Workshop 2 Notes
Existing Energy Efficiency Programs & Market Needs
December 18, 2018

MITIMCO
Attendees
Scott Durkin, CW Services at the Broad Institute Brooks Winner, MAPC
Katie Gonzalez, Boston Properties Lauren Baumann, New Ecology
Michael Hearn, Boston Properties Steve Miller, Eversource
Ben Meyers, Boston Properties Sal Zinno, BioMed Realty
Maureen McCaffrey, MITIMCo Ellen Katz, City @ambridge
Amanda Strong, MITIMCo Seth Federspiel, City of Cambridge
Sarah Holland, JLL Nikhil Nadkarni, City of Cambridge
AdamJenning, AHA Alex Harry, IMT
Mike Swenson, BR+A Egan Waggoner, Cadmus
Dan Egan, Equity Residential Kathryn Wright, Cadmus
Carolyn Sarno Goldthwaite, NEEP Julie Curti, Cadmus
Stacia Sheputa, City of Boston Kate Mueller, Cadmus
Background

This meeting, held on December, 2018, is theacond working group meeting as part of the City of

/' P YONARISQa . dZAf RAY3I 9ySNHEe ! 4S 5Aa0f2adz2NB hNRAY!
develop a voluntary, comprehensive retrofit program for the City of Cambridge to help BEUDO buildings

best uilize existing program offerings through Mass Save and other state/utility programs to achieve

deeper energy retrofits. As BEUDO buildings are responsible for over 50% of Cambridge building GHG
emissions, they represent a key focus area for energy andséonis reduction.

Purpose
This meeting sought to:

1 Provide stakeholders with an understanding of available pathways, incentives, and options for
improving program deliverio meet the needs discussed in Workshop 1.

1 Present research results on:

o Workshop 1 overview, including stakeholddentified barriers and needs,
o vdzl YOGAGFGAGS Ftylrfteaira 2F /I YONARRIS .9!5h o0
o0 Potential programmatic pathways for incorporation into a retrofit program.

9 Establish the purpose and ditéan of focus for a voluntary, comprehensive retrofit program and
the objectives it should seek to accomplish (i.e. reducewitie energy consumption and/or
improve energy efficiency accessibility).

9 Consider the potential form for the program in conteXtstate and local limitations.

1 Understand what stakeholders identify as priorities for a retrofit program. This information will
inform and direct straw proposal development for a voluntary, comprehensive retrofit program.
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Presentation

The City of Camlafge opened the meeting with a hidavel overview of the BEUDO efforts, including
the Task B timeline. The City highlighted the purpose of this meeting was to discuss potential retrofit
program pathways as a group to determine what voluntary servicesagram pathways can best meet
the needs of BEUD@porting buildings and enable compliance with requirements that came out of
Task A, as well as deeper energy retrofits. Cambridge also provided an update on Task A progress,
mandatory performance requiremest noting that:

1 A series of stakeholder driven summer meetings produced a straw proposal for the addition of
performance requirements to BEUDO reporting buildings;

1 The Net Zero Labs subcommittee is in the process of proposirgpatific requirements, ded
for early 2019, and

1 The City is evaluating calendar year 2017 BEUDO data to help shape requirements and revise the
straw proposal in 2019. The updated proposal will be circulated among stakeholders and will
need to be adopted by the City Council.

Cadnus presented a summary of Workshop 1, highlighting the areas from Workshop 1 that were
identified for future research. The results of a data analysis of Cambridge BEUDO reporting buildings was
also presented, using reported energy consumption to idemtifiential building types for the focus of a
retrofit program. Lastly, the presentation introduced seven potential program pathways for a retrofit
program, identifying features these programs could offer and the types of barriers and needs expressed
by stalkeholders that such a program could address. These program pathways included:

1 Concierge NavigatorProvide services to help customers navigate existing programs and
connect building owners and tenants with energy efficiency resources.

1 Training and Workforcédevelopment Offer building operations training on new, energy
efficient equipment as well as proper operation and performance for existing equipment to
attain energy savings.

1 Pointof-Sale Intervene and capture the attention of buyers to encourage im@atation of
ECMs at property timef-sale or changeover. Time of renovation could be an alternative
opportunity to encourage implementation of ECMs.

1 Bundling and Turnkey SolutionE€reate a package of prescriptive incentives for common
retrofit measures within targeted facility types (e.qg., office, multifamily, labs).

9 Alternative Incentive Deliverylnvestigate use of pafpr-performance or early replacement
incentives for inefficient equipment.

1 Green BankA city or regional funding mechanisnraligh which building owners can seek low
interest capital loans for energy efficiency upgrades.

1 Beyond EfficiencyCouple energy efficiency and building electrification or enable coordination
on programs related to the wateznergy nexus. This could alsgpore opportunities to
increase the renewable energy supply available to Cambridge buildings.

Presentation slides are attached.
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Presentation Questions, Comments, and Discussion
Following the presentation, Cadmus and Cambridge addressed questions aneotsrirom the
stakeholder group, as follows:

9 Stakeholders asked to clarify if the data analyzed include information for buildings outside of
BEUDO, as BEUDO buildings generate over 50% of Cambridge GHG emissions. Cambridge and
Cadmus clarified that thidata excludes buildings under 25,000, sfiough the City does receive
energy use information from those buildings in aggregate from Eversource and MassSave. The
City also indicated that they are pursuing a separate set of interventions for smaller buildings,
including a multifamily pilot with Eversource. They will leverage lessons learned from these
actions, where relevant.

1 Stakeholders expressed thidighest energy use does not indicate the greatest opportunity for
energy savings.

1 One stakeholder indicatetthat property changeover does not necessarily mean energy
conservation measure (ECMs) can be implementé¢hen a property is sold, the tenant leases
may not expire at time of sale, or not all tenant leases expire at the same time in buildings with
multiple tenants. Thus, property changeover does not mean vacancy, which is required for some
deeper energy reduction measures.

9 One stakeholder inquired whether money would be available for general programming at the
City level, and if there has been any discussiblegal changes (e.g. green leasing practices).

0 The City replied thahcentiveswill not be directly available from the Citybut the City
could capitalize and seed funding through a green bank, for example.

0 The City also noted it would lmifficult for the city the use tax dollars to fund ECMs in
private buildings where those buildings will be the ones to recognize the energy
savings, though there was further discussion about the degree of monetary savings from
ECMS.

9 There was a suggestion for buildiastronger partnership between the City and utilityo build
upon existing program capacity, as the utility plays a major role in connecting user groups in the
City. A stakeholder representing the utility expressed that, from this perspective, implamgent
a conciergeype service would be beneficial.

1 One stakeholdenoted a decoupling of energy use and carhdhough part of what Cambridge
seeks to do is mitigate carbon. To reduce carbon emissions, the City can both reduce energy use
from carboremitting fuels (e.g., natural gas, coal) or increase the amount of energy generated
by renewable sources. This raised the question of how to account for renewable energy use
while also accounting for scalability.

Large Group Discussion Facilitatorercise

Purpose and Format
A single, large group discussion was facilitated to address highelrconsiderations for a voluntary,
comprehensive retrofit program, including focus areas and if there is a need for finaetited
programs. The facilitatomapped the seven proposed program pathways on a pin board to capture
FSSRol Ol GKSYIFGAOrfteod 'G GKS O2yOfdzaArzy 2F (KS
exercise, in which each stakeholder was allotted three sticker dots to exprespitbfgrence for up to
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three potential program pathways to include in a retrofit program. Stakeholders were permitted to
place multiple stickers on a single program concept.

Program Focus

When asked what building types a retrofit program should focus on, stakeholders expressed there are
some program pathways that are applicable to certain types of buildings and not others. As such, the
discussion should incorporate boltuilding types and =ailable offerings. A Program Administrator
highlighted labs as an area of focusoting that this is an area they have yet to target through their
offerings.

Stakeholders were also asked about what role the City should play in supporting a voluntdiy retro
program. Responsdsghlighted workforce development and outreach as key roles for the City.

Concierge Service

While stakeholders were in favor a conciettgpe service, they expressed the need for ttentacts (i.e.
representatives) to be people vislb within the community, potentially embedded with the city or
partner organization, as opposed to having a single utility Commercial and Industrial (C&I)
representative. The program would alseed to be comprehensiand incorporate a range of ECMs
Onestakeholder expressed concern that a concierge service could become quickly overwhelmed with
requests and thamultiple ambassadors who understand the range of building typologies would be
necessanyto effectively meet the needs of customers.

To executea concierge service, stakeholders suggested BEUDO data be used to target and engage
building owners and manager® targeted program within specific building sector or focusing on low
performing buildings could serve as a pilfar later expansiond a range of building types. This could
alsoaddress timing and strategic use of resour¢ésr example, not conducting audits on buildings that
will not be available for intervention (e.g., no upcoming turnover or tenant vacancies).

Training and Workfae Development

A stakeholder noted that meeting materials focused on building management and operations as areas
for workforce development, butontractors are also a key target for trainingf contractors offered

more efficient options up front, the neefbr a concierge navigator would decline. Cambridge posed the
guestion of how to get general contractors to promote energy efficient products. One stakeholder
indicated that, for small and medium customers, tantractors may not have energy efficiency gis

in mind, but instead budgetary constraints.

Stakeholders also expressed that workforce development can encorbptisshort term and long

term changesboth educating those currently working in the field and creating a pipeline of educated,
informed workers into the future. While betteresourced buildings see longtrm training and

pipeline development as the larger need, smaller buildings with fewer resources could benefit from
shorterterm operator training courses related to higffficiency equipent. The future workforce
development model needs to inclugglucation on both mechanical and information systenfss

building complexity continues to increase, building operators will require five to seven years of
education and experience to enable toable appropriate operations of buildings. This would require

reaching back inttnigh school/technical schools through community colleges, continuing education
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and accreditation programsSome nonprofits and community colleges, such as Roxbury Community
Cdlege, are working on developing a similar program.

A City of Boston stakeholder shared information regarding the Boston Building Operator Certification
(BOC) program with the stakeholders. In this program, the City set up the BOC trairbngdimigs

throughout Boston and is working on concierge services as well, conducting outreach for the BOC
program to BERDO reporting buildings with high energy use while connecting buildings with Mass Save.
The building owner/operators pay the upfront cdst the BOC, but after course completion and passing

of the exam, the cost is reimbursed by the utilities.

Pointof-Sale

Stakeholders generally agreed thadint-of-sale programs would be a nestarter for their buildings
because of potential difficultewith coordination and unclear means of tracking property sales and
changeover, although there may be exceptions for the multifamily sector, especially affordable
multifamily housing. Within multifamily housing, financing agencies are entering at thegfaiale and
missing EE opportunities within the physical needs assessment. One stakeholdeuisned against
asking too much of tenantsr potential property buyers as Cambridge is competing nationally for these
owners and occupant$nfluencing theacquisition checklisthat companies use when making building
purchases was noted as an alternative means of engaging atgiegate. This would include adding
elements that relate to efficiency and potential for planning future efficiency upgradedsetohecklist.
Similarly, tenanfit out checklists were suggested as an opportunity to include more efficiency
measures. However, these lists vary organization to organization.

Green Bank

Stakeholders perceivedgreen bank as a new and innovatiweay tobuild off existing programs. The
City expressed it would be open to baaHocal or regional modelOne stakeholder noted a challenge is
that many commercial real estate entities are unwilling to disclose their balance sheets to determine
creditworthiness and thatmost companies have a lower cost of capital than green bao#as offer. It
was also noted that successful green banks and PACE financing programs in other states, like
Connecticut, arédocused on small commercial properties

BeyondEfficiency

Stakeholders expressed that this program offering could sgwergies with resiliencand offer non

energy benefits such as resiliency and improved air quality; these elements could be weighted according
G2 /FYONRRISQA 3 2nhuired ooyt iheedsBilty2of efe&rXidation divénghe

availability and low cost of hatural gashough others noted that natural gas is not as cheap at the
commercial scale. Lastly, stakeholders also raised the question #imteasibility of chargng tenants

for utilities in MA, as it is easier in other markets. Point of use water meters have declined water usage
dramatically in DC and NYC. While there have not been challenges from tenants in New York or DC, but
there are tenant protections in Masghich prevent some submetering and legislative action would be
necessary to change the protections.
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